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WATTON
Land south of Mallard Road

Mr Mark Dakeyne,
Janet Strickland-Miller, Nicholas Rickett & 

Bidwells
16 Upper King Street Norwich

Outline planning application for residential development of up to 177 dwellings 

Outline

3PL/2015/0254/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

1. Policy. 2. Local character. 3. Ecology. 4. Traffic. 5. Amenity.  

 KEY ISSUES

Outline planning permission is sought for up to 177 dwellings.  All matters are reserved for later
consideration except access.  Vehicular access to the development is proposed via Mallard Road
and Woodpecker Drive, which currently terminate close to the northern boundary of the site.  An
indicative master plan has been submitted which illustrates this arrangement and shows how the
proposed residential development and public open space could be laid out.  The application is
also accompanied by a number of supporting technical documents, including a Planning
Statement, Design & Access Statement, Transport Assessment, Ecological Assessment, Habitat
Regulations Assessment Technical Report, Great Crested Newt Survey, Archaeological
Assessment, Geo Physical Survey, Arboricultural Assessment, Flood Risk Assessment, Utilities
Assessment and Ground Investigation Report.  

The application site comprises three open fields located on the southern edge of Watton.  The
site extends to around 8.4 hectares.  The fields are laid to grass and partly enclosed by
established hedgerows.  The site is adjoined on three sides by existing development, including
housing and local schools, and on the fourth by open countryside.  The site is situated around 700
metres from the town centre.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

This application is referred to Committee as a Major Development proposal.  

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

The application site falls outside the Settlement Boundary for Watton, as defined in the Core
Strategy Proposals Map.  Around a half of the site falls with the 1,500 metre stone curlew buffer
zone defined for the purposes of Core Strategy Policy CP10.  The closest part of the Breckland
Farmland SSSI,(which forms part of the Breckland Special Protection Area (SPA),is around 1,320
metres away.  Wayland Wood SSSI is located approximately 1.2 km away.  

No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.04
CP.05
CP.10
CP.11
DC.01
DC.02
DC.04
DC.12
DC.13
DC.16
NPPF
NPPG

Housing
Infrastructure
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Flood Risk
Design
National Planning Policy Framework
National Planning Practice Guidance

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 

WATTON TOWN CLERK -   

No.  

 EIA REQUIRED

A Section 106 Agreement is being drafted which would secure the provision of affordable
housing, public open space and contributions to school and library services.  

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

NATURAL ENGLAND    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ENVIRONMENTAL HEALTH OFFICERS    

HISTORIC ENVIRONMENT OFFICER    

R S P B    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

NORFOLK WILDLIFE TRUST    

No objections subject to conditions.  

No objection subject to conditions.  

No objection subject to conditions.  

No objection subject to measures to manage recreational pressures on the SPA and to ensure
the provision of adequate on site Greenspace.  

No objection subject to developer contributions to schools and libraries and adequate
greenspace provision.  

No objection subject to conditions.  

No objection subject to conditions.  

Objection.  The applicant has failed to provide sufficient information to allow the Council to safely
conclude that the proposal would not result in an adverse effect on the Breckland SPA.  It is
considered that the supporting information provided is flawed and fails to understand the
scientific evidence underpinning relevant planning policy. 

No objection subject to contributions being secured to schools and library services and the
provision of fire hydrants and green infrastructure.  

Concerns about the lack of ecological information submitted with the original planning application.
 

Concern regarding the location and proximity to SPA site.  
The site has access issues and further movement of traffic is of great concern.  
Type of development proposed is not in keeping.  
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The application has generated a good deal of local interest.  At the time of writing, in excess of
240 representations objecting to the proposal had been received from local residents.  Concerns
raised include: harm to the character of the area, overdevelopment, harm to wildlife, inadequate
local infrastructure (particularly medical services and schools), lack of local employment
opportunities, increased traffic, harm to residential amenity and flooding.  

 REPRESENTATIONS

1.0  This application is referred to Committee as a Major Development proposal.  

2.0  Principle of development

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

AIR QUALITY OFFICER    

No objections subject to conditions.  

No objection.  

No objection.  

No objection in relation to effects on bats or great crested newts.  No objection in relation to
effects of the proposal on the SPA, but further clarification sought in relation to in-combination
effects.  

No objection subject to conditions.  

For a development of this size it would be reasonable to include in the travel plan the impact of
traffic emissions,(NO2/PM10),from approximately two vehicles per household.  This would
include a prediction of direction of travel to and from the development and the impact on the town
centre.  

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

N H S PROPERTY SERVICES LTD -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 

NATURAL ENGLAND -  No Comments Received 
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2.1  The site of the proposed development falls outside the Settlement Boundary for Watton.  Its
development for housing would therefore conflict with Core Strategy Policy CP14 which seeks to
focus new housing within defined settlement boundaries.  However, as the Council cannot
currently demonstrate a five year supply of housing land, Policy CP14 cannot be considered to be
up-to-date insofar as it relates to the supply of housing land and can be given little weight.  

2.2  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework (NPPF), means that permission for development should be granted
unless any adverse impacts of so doing would significantly and demonstrably outweigh the
benefits or specific policies in the NPPF indicate that development should be restricted.  

2.3  The NPPF defines sustainable development in broad terms by reference to economic, social
and environmental considerations, and indicates that planning should seek gains in relation to
each element.  The provision of housing to meet local needs is identified as a key component of
sustainable development and in this respect the NPPF seeks to boost significantly the supply of
housing.  The conservation of the natural environment is also central to the NPPF, including
protecting valued landscapes and minimising effects on biodiversity.  In order to promote
sustainable development in rural areas, the NPPF indicates that housing should be located where
it will enhance or maintain the vitality of local communities.  Isolated dwellings in the countryside
should be avoided unless justified by special circumstances.  

2.4  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the town and would be close to other housing and within easy reach of local
services and facilities.  Watton is identified in the Council's Spatial Strategy as a mid-sized
market town which provides a range of services and facilities to meet the day-to-day needs of
residents.  Local schools and much of the town centre would be within easy walking distance.
There are also bus stops nearby and regular services to Norwich, Kings Lynn, Dereham and
Thetford.  

2.5  The proposal would also make a significant contribution to the supply of housing in the area,
including affordable housing, and the construction of the development would have some short-
term economic benefits.  New residents would provide economic support for existing shops and
facilities and contribute to the vitality of the local community.  In line with Core Strategy Policy
DC04, 40% of the development would be provided as affordable housing.  Public open space
would be provided on site in line with Policy DC11 and financial contributions would be made to
local schools and library services.  These elements of the proposal would be secured by a
Section 106 Agreement.  

2.6  The proposal would not therefore result in an isolated development in the countryside and
would be consistent with the NPPF principles that housing should be located where it will
maintain or enhance the vitality of existing communities and minimise the need to travel.  The
development would also be compatible with the general character of the surrounding area, as
discussed below (section 3.0).  
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2.7  Reference has been made in a number of local representations to the Council's Strategic
Housing Land Availability Assessment 2014 (SHLAA), which concludes that the site is
undeliverable due to its location within the 1,500 metre buffer zone and its likely adverse effect on
the SPA.  However, given the high level seiving nature of the SHLAA process and the absence a
detailed assessment of its likely effects on the SPA, it is considered that very limited weight can
be given to the SHLAA findings in the determination of this application.  Ecological impacts are
considered further below (section 4.0).  

2.8 Although the application is in outline form, there is nothing to suggest that there are any
technical constraints which would prevent the development coming forward in the short term.  In
order to encourage the early delivery of the proposed housing, a two year time limit for the
submission of reserved matters is recommended, with a further year to start work.  

2.9  The above considerations generally weigh in favour of the proposal.  Although, the
development would result in some loss of openness to the immediate area, as described below,
the harm thus caused would not be significant and would not demonstrably outweigh the benefits
of the development, including the provision of additional housing in a location where local
services would be readily accessible.  Accordingly, it is considered that the proposal would
represent a sustainable form of development, as defined in paragraphs 6-10 of the NPPF and is
acceptable in principle.  

3.0  Local character 

3.1  The Council's Landscape Character Assessment Settlement Fringe Study (2007) indicates
that the landscape to the south of Watton,(WA2: Watton Airfield Plateau) has a low sensitivity to
change due to its lack of sensitive features, the condition/quality of the landscape and the often
harsh transition between the settlement edge and the rural landscape.  

3.2  The proposed development would extend the built up area of the town southwards and the
appearance of the site would change from farmland to a built up housing area.  However, the
scheme would be largely contained visually by adjacent built development and existing boundary
hedging/trees.  From the open countryside to the south, the proposal would be seen against the
backdrop of adjacent housing, and views would be heavily filtered by intervening vegetation.
Consequently, the proposal would not appear as a noticeable intrusion into the open countryside.

3.3  The proposal would nevertheless transform the appearance of the site and erode much of
the open aspect of the neighbouring dwellings immediately to the north.  However, this effect
would be localised and could be mitigated to an extent by sensitive development layout proposals
with appropriate separation distances and landscaped areas.  The proposed development would
also be consistent with the predominantly residential character of the surrounding area.  

3.4  As the application is outline with all matters reserved except access, detailed matters of
layout and design are not open for consideration.  Nevertheless, it is considered that the
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submitted indicative plans, together with the design analysis and concepts outlined in the Design
& Access Statement, demonstrate satisfactorily that development of the scale proposed could be
accommodated on the site without causing significant harm.  

3.5  The overall density proposed of 21 DPH would not be high and the indicative layout proposed
is considered to be well-conceived with well defined streets and a series of well integrated open
spaces.  These open spaces would also provide good opportunites to enhance connections with
other greenspaces in the locality.  Whilst the two and three storey dwellings proposed would be of
a different scale to existing housing immediately to the north, which is made up predominantly of
bungalows, there is a mixture of dwelling forms and styles in the wider locality.  In this context it is
considered that the proposal would not appear out of place.  

3.6  It is considered therefore that the proposal would be compatible with the established pattern
and character of surrounding development and would be a logical addition to the existing built up
area, effectively rounding off this part of the town.  The application proposal would not conflict
therefore with Core Strategy Policies DC02 or DC16, nor with the guidance in paragraph 58 of
the NPPF.  

4.0 Ecology

4.1  The application site is situated close to the Breckland SPA and partly within the stone curlew
buffer zone defined in Core Strategy Policy CP10.  The development therefore has the potential
to affect the interest features of the SPA.  Policy CP10 states that development within the buffer
zone will only be permitted where this would not adversely affect the integrity of the SPA.  Policy
CP10 does not therefore impose a blanket ban on development, but instead requires proposals to
be carefully scrutinised for effects on the SPA.  Where potential significant effects are likely or
cannot be ruled out, an Appropriate Assessment of the implications of the proposal for the SPA's
conservation objectives must be undertaken by the Council.  

4.2  To assist with the assessment of likely effects on the SPA, a Habitats Regulations
Assessment Technical Report has been submitted in support of the application.  In summary, this
report concludes that the proposal would not adversely affect the integrity of the SPA either alone
or in combination with other projects.  In coming to this conclusion particular account has been
taken of the following factors: i) the unsuitability of the site itself to support stone curlew; ii) the
paucity of records of stone curlew within 2km of the site; iii) the infill nature of the proposal, with
existing housing areas on either side; iv) the distance of the site from the SPA; v) the fact that the
development would not extend the built up area closer to the SPA; vi) the nature and location of
other proposed housing schemes; vii) the measures proposed to manage recreational pressures;
and viii) the absence of direct routes to the SPA.  

4.3  On the basis of the information provided, including additional evidence relating to recreational
pressures, Natural England has confirmed that it considers that the proposal is not likely to have
significant effects on the SPA.  No objection is raised therefore to the application in relation to its
likely impact on the SPA, subject to the management of potential recreational impacts, including
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the provision of adequate on-site green infrastructure.  Whilst the RSPB has maintained its
objection to the application, it is considered that greater weight must be given in this instance to
the views of Natural England as the Government's advisor on nature conservation matters.  

4.4  No significant impacts of Wayland Wood SSSI are anticipated, given its distance from the
proposed development (approximately 1.2km) and the relatively modest increase in the local
population that the scheme would give rise to. Natural England has raised no objection to the
proposal in this respect.  

4.5  The ecological value of the application site itself is derived principally from the potential
wildlife habitat provided by existing trees and hedgerows, particularly for breeding birds and
foraging/roosting bats.  It is proposed to retain and add to these landscape features as part of the
development, and detailed mitigation measures to protect and enhance wildlife interests could be
secured by planning condition. 

4.6  In addition, a pond located close to but outside the site contains a population of great crested
newts.  Although existing woodland and scrub adjacent to the pond are likely to provide the main
terrestrial habitat for this population, grassland within the application site may also be used by
newts.  Measures are proposed therefore to mitigate the potential impacts, including the provision
of a new pond surrounded by grassland/scrub and appropriate construction management
measures.  Again, these measures could be secured by condition.  The Council's Ecological
Consultant has raised no objection to the proposal in this respect. 

4.7  In the light of the foregoing it is considered that the proposals would not have an
unacceptable impact on ecology, including the Breckland SPA.  Accordingly, the scheme would
not conflict with Core Strategy Policy CP10 nor with paragraphs 109 and 118 of the NPPF.  

5.0 Transport

5.1  Access to the proposed development from the primary road network would be gained via
existing residential estate roads, including Mallard Road and Woodpecker Drive, leading to a
roundabout junction onto Brandon Road (B1108). These residential roads are of a good standard,
meet relevant standards and are considered suitable in highway terms to cater for the additional
traffic likely to be generated by the proposal.  As noted above, the development would also be
within easy walking and cycling distances of local services.  Local bus services provide regular
connections to other centres of population in the area. The Highway Authority has raised no
objection to the proposal on this basis.  

5.2  Consequently, it is considered that the proposal is acceptable in transport terms and would
be consistent with NPPF paragraphs 32, 34 and 35.  

6.0 Amenity

6.1  As noted above, the proposal would alter the open outlook from neighbouring properties to
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the north.  However, there is nothing to suggest that the development, if appropriately designed
and laid out, would have an overbearing effect on adjacent dwellings or cause undue overlooking
or overshadowing.  Proposed apartment buildings are shown to be located away from existing
dwellings in order to lessen their impact.  

6.2  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the site, particularly those at the end of existing cul-de-sacs.  However,
given the likely volume, speed and distribution of such traffic, it is not considered that such
disturbance would cause significant harm nor exceed that which might reasonably be expected
within a built up area.  

6.3 On this basis, it is considered that the proposal would not result in unacceptable effects on
the amenities of local residents.  Consequently the proposal would not conflict with Core Strategy
Policy DC01 or with the guidance set out in paragraph 17 of the NPPF.  

7.0 Other matters

7.1  Drainage - The application site falls within Flood Zone 1 and is therefore at low risk of
flooding.  In order to ensure that the proposal would not give to an increased risk of flooding
elsewhere a SUDS systems is proposed, the detail of which would be subject to later approval
under a planning condition.  The proposed system would limit surface water flows to less than the
existing greenfield run off rate.  On this basis, the Environment Agency raises no objection to the
application.  Foul drainage would be via the mains system. Anglian Water raises no objection to
the application subject to conditions, including a requirement to submit proposals for
improvements to the existing sewerage network.  

7.3  Local infrastructure - Many local concerns have been raised about the ability of the general
infrastructure of the town to cope with additional housing development.  However, no objections
have been raised by statutory consultees in this respect.  As confirmed in the submitted Utilities
Report, power, water and telecommunications links can be achieved, and road and drainage
infrastructure is adequate (or can be made so as part of the development). Significant financial
contributions would be made to the expansion/improvement of local school accommodation, as
well as to local library services.  Additional public open space would also be provided. Existing
difficulties with the provision of local medical services are acknowledged, though it is understood
that this problem is principally one of doctor recruitment, a matter for the NHS. NHS England has
been consulted, but has not commented on the application. Representations have been made by
the Watton Medical Practice, which is concerned about the rate of growth in the town and the
ratio of doctors to patients.  

7.4  It is acknowledged that there is considerable local objection to the proposed development.
However, local opposition in itself is not a reason for refusing planning permission.  As with all
planning applications, rejection of proposals must be based on valid planning reasons, which can
be supported by evidence.  
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Outline Planning Permission

3005
3058
3054
AR01
3935
3870
CL01
3860
3750
HA05
HA29
A
HA29
B
UR09
HA39
A
HA39
B

Outline Time Limit (3 years)
Standard Outline Condition
Design framework
Archaeological work to be agreed
Ecological mitigation measures
Non-standard drainage condition
Site Investigation/ remediation
Non-standard drainage condition
Non-standard highways condition
Standard outline highways condition
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Construction management plan
Highway improvements-offsite A

Highway improvements off-site B

 RECOMMENDATION

 CONDITIONS

8.0 Conclusion  

8.1  Given the current shortfall in the supply of housing land in the District, local planning policies
which seek to prevent development outside settlement boundaries can be given little weight.  In
this situation, the NPPF states permission should be granted unless any adverse of so doing
would significantly and demonstrably outweigh the benefits or policies in the Framework indicate
that development should be restricted.  

8.2  Although outside the Settlement Boundary, the proposal would be well related to the built
form of Watton and would not result in an unacceptable intrusion into the countryside.  Local
services and facilities would be readily accessible, and the development would make an important
contribution to the supply of housing, including affordable housing.  Whilst some loss of openness
would result, the development would be generally consistent with the character of the surrounding
residential development.  There is no substantive evidence to suggest that the proposal would
have a significant adverse effect on local infrastructure. Potential impacts on local ecology have
been carefully scrutinised and found to be acceptable.  On this basis, it is considered that the
balance of arguments is firmly in favour of the proposals.  

8.3 It is recommended that outline permission is granted subject to conditions and the completion
of a section 106 agreement.  
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HA43
A
HA43
B
3992
3996
4000
AN60
AN99

Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved
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MATTISHALL
Land south of
Dereham Road

Gladman Developments Ltd
Alexandria Way Congleton Business

Gladman Developments Ltd
Alexandria Way Congleton Business

Erection of up to 65 residential dwellings with associated infrastructure 

Outline

3PL/2015/0498/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

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
Affordable housing, viability and deliverability

 KEY ISSUES

This is an outline planning application for up to 65 dwellings and associated works, comprising the
following:

-  Vehicular and pedestrian access off Dereham Road. (Revised from previous  
   proposal)
-  Proposed new Public Right of Way leading through the site from Dereham Road    
   out in to the open countryside to the south;
-  65 dwellings (40% affordable housing, 26 dwellings)

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox

No Allocation

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

 REASON FOR COMMITTEE CONSIDERATION
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-  Community allotments and orchard;
-· New structural landscaping including trees and vegetation  

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 two storey and single storey, the majority of which
having been built within the last 30-40 years.  Planning permission for three dwellings on an
adjoining site to the west of the site has recently been granted and are currently being
constructed.

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

 SITE AND LOCATION

3PL/2014/1143/O -  Outline application for 90 dwellings - Refused January 2015. Currently
subject of an appeal.  Undecided.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.11
CP.13
CP.14
DC.01
DC.04
DC.11
DC.13

Spatial Strategy
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Affordable Housing Principles
Open Space
Flood Risk

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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 CONSULTATIONS

DC.14
DC.16
DC.17
NP
NPPF

Energy Efficiency
Design
Historic Environment
Neighbourhood Plan
With particular regard to paras. 8, 14, 32, 47, 49, 128, 141, 143 

MATTISHALL P C -   

The following comments of Mattishall Parish Council relate to the proposed erection of up to 65
residential dwellings with associated infrastructure (Breckland Reference 3PL/2015/0498/O).  

1.  The Parish Council opposes this application. 

2.  Mattishall is currently designated as a service centre with no significant new development. The
Parish Council is confident that a majority of Mattishall residents who hold an opinion on
development matters would like this status to remain unchanged.  For this reason alone as the
representative body for Mattishall the Parish Council opposes the proposed development.  

3.  There has been a significant participation in the planning process by local residents, both
those who live close to the proposed development and those who live elsewhere in Mattishall.
There have been approximately 70 representations by individuals to Breckland Council, all of
which we believe are opposed to the development.  In addition it is noteworthy that approximately
370 residents objected to an earlier application to build 90 houses on the same site.  In the Parish
Council's opinion the lower number of objections to this current application is due to many people
feeling that they have already objected to the development of this site, rather than to there being
significantly less opposition to this application for 65 houses.  

4.  A group named Mattishall Matters was formed when the application for 90 houses was
submitted, in large part to oppose the proposed development of this site.  It is clear that not only
are very many local people opposed to the development but that they feel strongly enough about
it to take action.  

5.  The proposed development site is outside the development boundary for Mattishall that was
set out in the Breckland 2009 Core Strategy.  Breckland Council is currently preparing a new
Local Plan.  The Parish Council believes that the integrity of the new Local Plan will be

Any permission granted would be subject to a S106 Legal Agreement.  This would require the
following obligations:

Education contribution - £218, 530 (£197, 535 sixth form, and £20, 995 primary)
Library contribution - £3, 900
Provision of 40% (26) affordable dwellings, including an appropriate housing mix
On-site open space provision
Off-site highway works

 CIL / OBLIGATIONS
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compromised if substantial development is permitted before the Plan is finished.  

6.  The Parish Council is mindful of the projected increase in population in Breckland.  It therefore
accepts that the Breckland Local Plan currently in preparation is likely to allocate new housing to
Mattishall.  With this in mind the Parish Council is undertaking a Neighbourhood Development
Plan. A Neighbourhood Plan Working Group meets every 14 days,(6 meetings to date),
representatives have regular meetings with Breckland planning policy team leader, Iain
Withington, and the first public consultation is virtually concluded. (cut off date for responses is
30th May). 

7.  The intention of the Localism Act 2011 in creating Neighbourhood Development Planning is to
give local communities the ability to shape development in their area.  The Parish Council
believes that to allow significant development whilst the Neighbourhood Plan is being prepared is
contrary to the intention and spirit of the 2011 Localism Act.  Substantial development in
Mattishall should await the production of the new Breckland Local Plan and the Neighbourhood
Development Plan for Mattishall. 

8.  The Parish Council does not wish to express an opinion on the merits of this specific proposed
development,(either the location, the layout, or the type and number of dwellings),because to do
so would be to pre-judge the findings of the consultation taking place for the Neighbourhood
Plan.  For the Parish Council to form an opinion ahead of the findings of Neighbourhood Plan
consultation would be contrary to the fundamental principle of Neighbourhood Planning.  

9.  Nevertheless the Parish Council as the representative of the residents of Mattishall wishes to
draw attention to the main points expressed by those opposed to the development. These are: 

i.  The road through Mattishall is congested and cannot deal with additional traffic.  There are
several pinch points along the Dereham Road as it passes through the village.  These pinch
points include the entrances/exits to the traffic calmed section, a narrow stretch between the
junctions at Back Lane and Welgate Close,(exacerbated by on street parking at Mattishall News
shop) and the stretch of Dereham Road immediately adjacent to All Saints Church.  Cars
frequently have to wait for traffic before they can pass these points.  In addition cars are
frequently unable to pass when a bus stops to pick up passengers.  The stretch of Dereham
Road between Mill Road and Burgh Lane is unsuitable for the extra traffic that the proposed
development would create.   

ii.  The sewage system has capacity problems already and will not cope with additional volume.  

iii.  The school and the doctors surgery are running at full capacity and cannot accommodate
extra people in their present accommodation.  

iv.  The bus service is at full capacity during peak periods, and unable to transport additional
commuters to Norwich.  

v.  There is little employment in Mattishall relative to its population.  Most residents of the
proposed new housing would travel to work outside Mattishall, and based on current experience
most will travel by car or van.  This will create significant extra car movements within Mattishall
and also extra vehicle movements on the roads around Mattishall.  

vi.  There are other proposed developments that will impact on traffic in Mattishall.  A Cumulative
Impact Traffic Assessment should be carried out to ascertain whether these developments are
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sustainable.  
vii.  The Parish Council is aware of significant housing development proposals from different
developers on other sites in Mattishall.  This application and these other proposals should be
considered as a whole in the light of the emerging Breckland Local Plan and the Mattishall
Neighbourhood Plan.  To approve this application on an ad-hoc basis is not how the planning
system is intended to work.  

viii.  One of the guiding principles of Sustainable Development is ¿Promoting Good
Governance¿.  The Parish Council believes that in view of the above this development would not
represent Sustainable Development at this time.  It is contrary to the principles of good
governance.  

ix.  The proposed development is at the extreme western end of the village and outside the
current village development boundary.  The principle services in the village,(post office, doctors
surgery, school, C of E Church, main grocers shop, public house, butchers shop, scout HQ),are
all situated at the eastern end of the village.  Local experience suggests that residents who live at
the most distant locations within the village generally use their car when visiting village services
whereas residents who live closer to these services are substantially more likely to walk or cycle
to them.  The proposed development would significantly increase the number of cars driving to
and from, and parking in the village centre.  The extra car travel within Mattishall means that the
development would not meet sustainable transport criteria.  

x.  A recent planning application for 8 houses,(Ref. 3PL/2014/1303/O),was refused, the principle
reason being:  'The proposal site is in an unsustainable location remote from local service centre
provision.'  The site of this current application for 65 houses is at a slightly greater distance from
the main centre of service provision,(as measured to the doctors surgery).  

xi.  There are many parcels of undeveloped land in Mattishall that are much closer to the main
village services which would be within practical walking distance of the village centre which, would
enable sustainable transport criteria to be better met.  

xii.  The Sterling & Maynard Transport Assessment is a thorough piece of work as far as traffic at
road junctions is concerned but it has ignored a number of relevant factors, including the impact
of several pinch points along the Dereham Road as it passes through the village.  These pinch
points include the entrances/exits to the traffic calmed section, a narrow stretch between the
junctions at BackLane and Welgate Close,(exacerbated by on street parking at Mattishall News
shop), and the stretch of Dereham Road immediately adjacent to All Saints Church.  Cars
frequently have to wait for traffic before they can pass these points.  In addition cars are
frequently unable to pass when a bus stops to pick up passengers.  The Parish Council believes
that the stretch of Dereham Road between Mill Road and Burgh Lane is unsuitable for the extra
traffic that the proposed development would create.  

xiii.  There is already significant pressure on parking in the village centre, both on road and off
road, during peak periods.  There is inadequate car parking available to deal with the increase in
demand that the proposed development would create.  

xiv.  The maps provided in the Design and Access Statement at pages 6 and 18  are misleading
because they only show part of Mattishall.  They portray the development site as being close to
the village centre whereas it is not.  The maps on pages 16 and 35 give a more accurate
impression.  Page 35 in particular is helpful because it shows distances.  
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

No objection, subject to conditions.  

No objection.

No objection in principle.  A finalised impact assessment and tree protection plan will be required
for finalised layout proposal.  

The application site is situated outside of the development boundary and therefore should be
provided as 100% affordable housing.  
 
However, if the principal of development is established then Breckland Council's Adopted Core
Strategy Policy DC04, as modified by changes to the NPPF in November 2014, requires a
contribution to affordable housing on any site with eleven or more dwellings.  
 
As the proposal is for 65 dwellings, this application exceeds the threshold.  
 
The 26 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
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.  
 

xv.  Local knowledge indicates that the flood risk for the site and the surrounding roads is greater
than the 1/100 years and 1/30 years shown in the flood risk assessment accompanying the
planning application.  

xvi.  Old Hall Road has a rural character.  A development of this size will detract from the form
and character of the area.  

Conclusion -  The points in paragraphs i to xv above may well amount to persuasive reasons for
refusing this application.  However irrespective of this the Parish Council's main objection to the
application is that to approve it would be contrary to the spirit and intentions of the 2011 Localism
Act.  Significant progress has been made with the Breckland Local Plan and the Mattishall
Neighbourhood Plan.  In these circumstances the Parish Council believes that approval of the
application now would be contrary to ¿Promoting Good Governance¿ which is one of the guiding
principles of Sustainable Development.  It therefore rightly fails the 'Sustainable Development's
criteria of the National Planning Policy Framework.  

The Parish Council considers that this application does not represent Sustainable Development
at this time.  It should be refused.  
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FLOOD & WATER MANAGEMENT TEAM    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

CONTAMINATED LAND OFFICER    

AIR QUALITY OFFICER    

HISTORIC ENVIRONMENT OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

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.  

A Flood Risk Assessment accompanying the application has been considered by the County
Council as Lead Local Flood Authority (LLFA).  The LLFA have replaced the Environment Agency
as the statutory consultee in respect of flood risk and SUDS matters.  The LLFA comment that
whilst the principle of development at this location may be acceptable, they have concerns about
whether 65 houses and associated infrastructure is achievable within the development site based
on the information submitted by the applicant.  Consequently the LLFA object to the
development, unless the applicant either provides a new layout plan to show all development
outside the areas at risk of flooding as shown on the 1 in 100 year surface water flood map, i.e.
the low lying parts of the site),or provide a significant amount of information to demonstrate how
the development for 65 houses could take place without being at risk of flooding or increase the
risk flooding elsewhere.  

No objection.  

No objection, subject to appropriate conditions.  

None received.

No objection, subject to site investigation survey.  

No objection.  

No objection, subject to a suitable condition securing a scheme of archaeological investigation.

We do not object to the application, providing;

(1)  a condition is made that the route concerned is to be dedicated as a public right of way, and
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Over 100 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 add to an already congested road
-  Not the right location for development
-  Housing not needed
-  Development of this size would be detrimental to the quality of life 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

 REPRESENTATIONS

NATURAL ENGLAND    

SPORT ENGLAND EASTERN REGION    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

(2)  it is clarified that this applies equally to the section of the route which lies outside the
application boundary, and which is necessary to complete the link to Mattishall FP4.  

No objection.  

No comments.

No objection, subject to a condition regarding mineral safeguarding.  

No objection at this stage, although comments that the location of the LEAP is not ideal, and
should be located more centrally.  

N H S PROPERTY SERVICES LTD -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER -  No Comments Received 

MR P D CLAUSSEN -  No Comments Received 

MR B ROSE -  No Comments Received 
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-  Will de-value property
-  Existing sewerage problems
-  Occupants of the housing would not be part of the village
-  Little employment in mattishall relative to its population.

(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.)

1.0  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, DC02, CP01, 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 DC05.  The proposal should,
therefore, be refused unless there are material considerations that dictate otherwise.  The lack of
a  five 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:

 ASSESSMENT NOTES
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-  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.  

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 be
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 Post Office (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 which are more centrally located.  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,
paragraph. 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
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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 65 dwellings could be delivered in three 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 five years.  The issue of viability is discussed later in this report.  

3.6  It is acknowledged that a Neighbourhood Plan process is underway in Mattishall, however it
is at a very early stage and no formal consultation has been undertaken.  Therefore little to no
weight can be given to it at this stage.  

4.0  Access and 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 access arrangement has
been amended following the refusal of the previous scheme and a mitigation package addresses
the transport impacts of the development.  This package includes:

-  Extending the 30mph speed limit to the west to make sure the site access is 
   well within the speed limit area.
-  The provision of a traffic calming feature to the east of the site entrance 
   which also provides an uncontrolled pedestrian crossing, to give safe access 
   to the footway on the northside of the carriageway for the walk to school 
   route.
-  The provision of a footway along the site frontage to link up to the footway 
   at the bus stop near Rayners Way.
-  The provision of a footway on the south side of Dereham Road to provide the 
   missing section from the Primary School entrance westwards to the Church.
-  Bus stops close to the site will be provided with shelters.  

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
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the site being unsustainable in terms of highway impact could not be substantiated.  

4.4  Subject to the above mitigation package being secured by a suitably worded condition, the
Highway Authority raises no objection to the application, which is considered to accord with the
NPPF in this regard.  

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 sites 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.  

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 the Council's 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.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

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.  Whilst acknowledging that this application reduces the level of
development from 90 dwellings to 65 dwellings, the number of dwellings proposed and the layout
of the development would certainly still result in a more urban form of development, on what is a
rural piece of land.  The applicant has suggested that the density of the development would be
approximately 16 dwellings per hectare (dph), compared to the previous application's density of
23 dph, this is more reflective of the density of existing development, although still higher than the
density of the dwellings opposite the site.  The development would still have an urbanising
impact, out of keeping with the existing rural character of the area.  However, it is acknowledged
that this impact is less than that of the previously refused scheme and could allow for a better
spread of densities across the site at the detailed reserved matters stage.  

6.4  Again a Landscape and Visual Impact Assessment (LVIA) has been submitted with the
application and again 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, its conclusions do not appear to be fully
substantiated.  

6.5  Clearly, there will be a significant 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



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

this footpath, the proposed dwellings would not have a significant detrimental impact on the
landscape quality.  Notwithstanding the earlier mentioned shortcomings of the LVIA, its
conclusions that the impact on landscape character is localised and would not significantly harm
the wider landscape setting beyond Mattishall are accepted therefore.  

6.6  A development of 65 dwellings would mark a departure from the existing pattern of
development in this part of the village.  However, a development density of 16 dwellings per
hectare would allow for more opportunities for varied house type designs, siting and landscaping
that could contribute to creating a sense of local distinctiveness.  Although the character and
appearance of the area would change as a result of the proposed development, a carefully
designed scheme of 65 dwellings is unlikely to have a significantly harmful urbanising effect.
Appropriate landscaping and a density of development along the frontage of the site that takes
account of the low densities and scale of development adjoining the site will further help to
mitigate the impact of the development.  

7.0  Amenity

7.1  With the exception of one of three new dwellings under construction adjacent the east
boundary of the site and Rayners Farm, there are no properties that directly border the site.  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.  It is likely that there would be no
direct impact on the amenity of neighbouring occupiers in terms of overlooking or loss of light.  

7.2  There would be some 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.  However, given the character of the
area and existing traffic levels, it is not considered that significant harm would be caused.  

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.  

8.0  Drainage and flood risk

8.1  Surface Water -  A Flood Risk Assessment accompanying the application has been
considered by the County Council as Lead Local Flood Authority (LLFA).  The LLFA have
replaced the Environment Agency as the statutory consultee in respect of flood risk and SUDS
matters.  The LLFA comment that whilst the principle of development at this location may be
acceptable, they have concerns about whether 65 houses and associated infrastructure is
achievable within the development site based on the information submitted by the applicant.
Consequently the LLFA has objected to the development, unless the applicant either provides a
new layout plan to show all development outside the areas at risk of flooding as shown on the 1 in
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100 year surface water flood map, (i.e. the low lying parts of the site), or provide a significant
amount of information to demonstrate how the development for 65 houses could take place
without being at risk of flooding or increase the risk flooding elsewhere.  

8.2  In order to address the above concerns the applicant has submitted additional information.
Comments on this additional information, (submitted in August 2015), are still awaited at the time
of writing this report.  
  
8.3  In light of the above any approval of the application must be subject to the LLFA removing
their objection.  Members will be updated in respect of this matter at Planning Committee.  

8.4  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.  Anglian Water have previously commented that the foul water network does not have
available flows to cater for the additional foul water discharge from the site, unless an appropriate
drainage mitigation strategy can be agreed.  They are happy for this to be required and
implemented by way of a suitably worded condition attached to any permission.  

9.0  Affordable Housing, viability & deliverability

9.1  Core Strategy Policy DC04 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 five or more dwellings; or comprises an area of 0.17 ha or more.  

9.2  As the application has been put forward based on a lack of five 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 DC04.  However, members should be aware that the
applicants have not confirmed in writing that the scheme is viable with 40% affordable housing.  

9.3  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.  However, assuming that drainage matters can be
resolved, there appears to be no significant constraints or barriers to the development of the site
and it would be realistic to expect delivery of housing within five years.  
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10.0  Other matters

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

11.0  Conclusion

11.1  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.  

11.2  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
-  Provision of open space and allotments

11.3  The site is in a sustainable location, close to existing facilities and local employment.  A
development of 65 dwellings would mark a departure from the existing pattern of development in
this part of the village, but, subject to an appropriate design and layout, its impact is unlikely to
have a significantly harmful urbanising effect.  

11.4  The Lead Local Flood Authority currently (LLFA) objects to the application, which in its
opinion has failed to demonstrate how the development for 65 houses could take place without
being at risk of flooding or increase the risk flooding elsewhere and is therefore considered not to
accord with paragraph 9 of the Technical Guide to the NPPF and Core Strategy Policy DC13.
However, additional information has been submitted by the applicant to address this concern and
further comments are awaited from the LLFA (they were re-consulted in August 2015). These will
be provided verbally to Members at the Planning Committee meeting.  

11.5  For the reasons set out in this report, and summarised above, it is concluded that the
benefits of the housing provision proposed, taking into account the development plan and the
policies of the NPPF as a whole, clearly outweigh the social and environmental impacts on the
settlement of Mattishall. The application constitutes sustainable development and the principle of
development can be accepted.  
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Outline Planning Permission

3003
3058
3028
3047
3385
3941
3944
3948
3802
3804
HA05
HA22
HA23
HA28
HA29
A
HA29
B
HA30
A
HA39
A
HA39
B
HA40
HA50
3946
3996
2014
AN60
AN63
AN66
AN72

Early delivery of Housing Time limit
Standard Outline Condition
Limited to 65 dwellings
In accordance with submitted
Archaeological condition
Renewable Energy
Contaminated Land - Desk Study/Site Investigation
Top Soil
Precise details of surface water disposal
Precise details of foul water disposal
Standard outline highways condition
Driveway length
Garages- size and retention for parked vehicles
Construction traffic (parking)
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Wheel washing facilities- temporary for construction vehicle

Highway improvements-offsite A

Highway improvements off-site B

Traffic regulation orders
Non standard highway condition
Contaminated Land - Unexpected Contamination
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved
NOTE NCC Inf 1 When off-site road improvements are required
NOTE Contamination
NOTE NCC Inf 7 Street lighting
Note Legal agreement re: afford hsg, p open space & fin cont

 RECOMMENDATION

 CONDITIONS

12.0  RECOMMENDATION

12.1  That the application be approved subject to conditions and subject to the LLFA removing
their objection.  
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3

SHIPDHAM
Land at Parklands Avenue

Wellington
Wolseley House 1 Quay View Business Pa

MDPC Ltd
Wolseley House 1 Quay View Business Park

Construction of 24 dwellings, associated open space, parking & access road 

Full

3PL/2015/0562/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development 
Impact on the landscape character and appearance of the area
Layout and design
Highways
Public Rights of Way
Impact on amenity
Planning obligations
Drainage and flood risk

 KEY ISSUES

Full planning permission is sought for the erection of 24 affordable dwellings.  The development
would include one bedroom flats and bungalows, two bedroom semi-detached dwellings, three
bedroom semi-detached dwellings and one bedroom bungalows.  A new access is proposed onto
Parklands Avenue to serve the development.  The scheme would be delivered and subsequently
managed by Flagship Housing, a registered provider.  The application includes the diversion of
existing bridleway routes Shipdham BR16 and Shipdham BR16, which currently run through the
application site.

The application is supported by a: Planning, Design and Access Statement; Tree Report; Reptile
Survey; Ecological Assessment; Contamination Risk Assessment; Energy and Sustainability
Statement; and a Traffic Statement.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

Sites with PP 4 HSG

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

 REASON FOR COMMITTEE CONSIDERATION
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The application site comprises approximately 0.88 hectares of land to the south west of
Shipdham.  The site falls within the settlement boundary of Shipdham within a residential area
between existing housing on Park Estate to the north, Parklands Avenue to the east, and Watton
road (A1075) to the west.  The site is bounded by farmland to the south.

It is a broadly rectangular parcel of land accessed directly via Parklands Avenue.  The site is not
currently in use but previously has been used for pasture.  A number of trees exist on the
application site one of which is a large oak tree subject to a Tree Preservation Order, there are a
number of other smaller trees including some poplar.  The site slopes downward to the south and
is bounded along the southern boundary by poplar tree belt.  The eastern boundary is open where
it fronts Parklands Avenue.

There is an existing bridleway route running along the eastern boundary north to south (Shipdham
BR16) and traversing the site from east to south west (Shipdham BR15).  Discussion are
underway with County Council and a Diversion Order will be sought prior to commencement of
development.

 SITE AND LOCATION

Planning permission was granted for 15 dwellings under planning reference 3PL/2010/1096/O.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1

CP.05

CP.11

DC.01

DC.02

DC.04

DC.11

DC.16

NP

Spatial Strategy

Developer Obligations

Protection and Enhancement of the Landscape

Protection of Amenity

Principles of New Housing

Affordable Housing Principles

Open Space

Design

Neighbourhood Plan - None applicable

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

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objection subject to a condition relating to surface water drainage.

There are assets owned by Anglian Water or those subject to an adoption agreement within or
close to the development boundary and Anglian Water would that the applicant provided with an
informative on any planning permission that is granted.  The foul drainage from this development
is in the catchment of Shipham Carbrooks Water Recycling Centre that will have available
capacity for these flows. 

There has previously been an archaeological evaluation carried out on the above site and based
on the results of the report and we would not make any further recommendations for
archaeological work.

The revised plans indicated a proposed diversion for Shipdham Bridleway 15, though at the east
end, plans indicate it will use a footway, which would be unsuitable and bring conflict between
horse riders, cyclists and walkers, and not be the best underfoot material for horses.  There
appears still to be no recognition of the existence of Bridleway 16.  Until satisfactory proposals
are made for dealing with both of the bridleways, our objection must remain.

The Highway Authority can now confirm the layout as per the revised drawing, CP096-003-H, is
considered acceptable.  The proposal intends to divert two public rights of way that currently run
through the site.  If planning permission is granted the bridleways will need diverting through an
Order, normally made by the Planning Authority or Secretary of State under the Town and
Country Planning Act 1990.  No works which may affect the bridleways shall commence before
the Order has been confirmed.  No objection is raised subject to conditions.

 CONSULTATIONS

NPPF

NPPG

With particular regard to paragraphs 6-9, 14, 17, 32, 37, 49, 55, 58, 109, 111
& 118.

National Planning Practice Guidance

SHIPDHAM P C -   
No principal objections to this application, but definitely concerns on the known water and sewage
problems.

A section 106 agreement is being drafted to ensure the provision of affordable housing, public
open space, and library provision.

 CIL / OBLIGATIONS
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

FACILITIES MANAGEMENT    

CONTAMINATED LAND OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

HOUSING ENABLING OFFICER    

PUBLIC RIGHTS OF WAY OFFICER    

CLLR LYNDA TURNER    

FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

The requirements below would need to be addressed in order to make the development
acceptable in sustainable terms through the delivery of necessary infrastructure. 

Norfolk Fire Services have indicated that the proposed development will require 1 hydrant (on a
minimum 90mm main) at a cost of £812.

Maintenance/mitigation for new and existing GI features may require a contribution or commuted
sum in order to allow the local GI network to facilitate the development without receiving negative
impact and equally, allow the development to integrate and enhance the existing network.

I note that the BDC owned land is now excluded from the application site. My previous comments
regarding the proposed open space and drainage are still valid, but I have no further comment on
the revised application.

No objection subject to conditions.

Comments relating to design.

Should consent be granted, we feel that the type and mix of housing will meet the identified
needs.  A S106 will be required to confirm the proposed transfer to an RP and to confirm letting
at affordable rents.

No formal objection but should permission be granted no development can take place until the
routes of BR15 and BR16 across the site have been legally and successfully altered.

The new proposed number of dwellings from 26 to 24 is still seen to be too large for the site.
Overdevelopment of the site.  The original outline planning permission was for 14, which the
village was quite happy with - if the application was now for say 18 rather than the proposed 24, it
might attract more support.  I cannot support this application based on the proposed new
number.

No objection.  Refers to standing advice with regard to surface water drainage.
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Four letters have been received in response to the application with concerns relating to:
overdevelopment of the site; traffic, drainage and sewerage problems.

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is a major application.

2.0  Principle of Development

2.1  The site is located adjacent residential development within the settlement boundary of
Shipdham.  The principle of development for housing is therefore acceptable.  Furthermore,
Shipdham is identified as a service centre village and contains adequate services and facilities to
meet the day to day requirements of existing residents.  In terms of location the development is
therefore sustainable.  

3.0  Impact on the Landscape Character and Appearance of the Area

 ASSESSMENT NOTES

FACILITIES MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

The layout takes into consideration the existing category A Oak and gives this tree sufficient
space to be retained.  The footpath at the edge of the Root Protection Area (RPA) of this tree
should be constructed using no-dig methods as suggested within the supplied Arboricultural
Report.  Details of the path construction will need to be provided. No objection subject to
conditions.

Part of the application site, adjacent to No. 37 Park Estate, is registered to Breckland Council
under title NK365398. If the applicant wishes to purchase this land he should contact Asset
Management. 
 
The proposals include the provision of open space which I assume BDC might be asked to adopt.
However, the S106 Agreement should provide an opportunity for the Council to decline to take on
the open spaces if it chooses and for the developer to make other arrangements for the
management of the land, either through the Town Council or a management company.  
 
If it is intended to offer the open space to Breckland, Asset Management would wish to be
consulted on the details of the proposed open spaces. The Design & Access statement submitted
confirms that surface water drainage will be dealt with by soakaways (pending infiltration testing).
For clarity, the Council is not a drainage authority and would not consider adopting any part of the
drainage infrastructure, or open space that includes any drainage features such as storage
lagoons, ponds, underground storage tanks/pipes or soakaways etc.

No objection subject to conditions.
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3.1  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.

3.2  The proposal would represent a significant change in the nature and appearance of the land
to which the application relates, and the assessment to be made is whether the impact on the
land would be significantly harmful to the character and appearance of the area.  The site is
however closely related in a visual sense to the main body of the village as it abuts the urban
edge of existing development.

3.3  The Breckland Landscape Character Assessment (2007) indicates that the site is located
within an area known as the 'Central Breckland Plateau' where development of key settlements
takes account of local historic vernacular and materials.  Attention should be paid to the open,
elevated and exposed landscape, with open fields often forming the horizon.  Boundary
treatments to the existing residential development and the ladnscaping scheme would need to
take account of these requirements. The scale and density of the development is similar that of
the surrounding layout and is appropriate in its context without causing harm to the existing
pattern of developmen.  In terms of materials more precise detail would be secured by planning
condition.

3.4  The application site and the immediate landscape surrounding it is slightly sloping southward
though the site itself is largely contained by existing development and the poplar tree belt to the
south, which provides valuable screening of the site from this direction.  The impact on the
landscape character and appearance of the area would not be significantly harmful, and the
proposed development is acceptable and would accord with Policy CP11.

4.0  Layout and Design

4.1  The area surrounding the site is characterised by residential development.  The site is
bordered on three sides by existing residential housing.  The layout to the north and east of the
application site is largely comprised of a cul-de- sac type, similar to that proposed.  The layout
and design of the proposed development would reflect this character and is considered to be well
conceived.  An amended scheme submitted as part of the application shows a reduction in the
number of dwellings from 26 to 24  and the revised layout illustrates a less car dominated
scheme.  The amended scheme is thought to adequately address issues with regard to amenity
and visually would provide a more satisfactory development.

4.2  The proposed dwellings would be simple in form, constructed using a mixture of red facing
brickwork and render, with dark concrete interlocking pantile roofing.  Windows would be white
UPVC double glazed with brick soldier coursing.  Soffits and fascia's would be white UPVC and
rainwater goods black UPVC.  Landscaping is also proposed to help to break up and soften the
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visual impact of car parking areas.  This would be secured via planning condition on any decision
notice.  An area of open space surrounding the large oak tree is proposed and would provide a
focal point enhancing the appearance of the development.

4.3  The layout and design of the development is considered to be acceptable and the proposal
would accord with Core Strategy Policy DC16.

5.0 Highways

5.1  The proposed new access and estate road have been designed to meet the requirements of
Norfolk County Council and would provide suitable access to the development.  As part of the
scheme adopted footpaths and vehicular turning areas would be provided.  Proposed parking
provision would accord with the Highway Authority's requirements.  No objection is raised by the
Highway Authority subject to conditions. 

6.0  Public Rights of Way

6.1  The existing bridleways that currently exist along the eastern and south western boundary
are proposed to be diverted as part of the application.  BR15 would be directly affected by the
proposed development as it currently traverses the site.  The layout plan shows a re-routing of
BR15.  It is proposed to realign BR15 along the southern boundary between the proposed
gardens and the tree belt.  BR16 currently connects with BR15 to the east of the application site.
It is proposed to realign the connection point to the south of the proposed access.

6.3  Following the comments received from the Ramblers Association the realignment of BR16 is
proposed to be moved to the south of the adopted footway which would limit conflict between
horse riders, cyclists and walkers path and provide better underfoot material for horses.

6.4  The appropriate Diversion Order would be sought prior to the commencement of the
development and the proposed route along the southern boundary would follow that as indicated.
The Public Rights of Way Officer is happy with this approach.

7.0  Impact on Amenity

7.1  The proposed development would result in a significant change to the outlook from
neighbouring residential properties on Park Estate, Parklands Avenue and Watton Road.
Blacksmiths Avenue and Booth Close.  Additional traffic would also result in some disturbance.
However, given the separation distances that would be maintained, and that those properties
adjacent to the boundaries of the site would be largely limited to single storey dwellings, it is not
considered that any significant harm would be caused to the living conditions of neighbouring
residents.  The amenity impact from additional traffic movements is not likely to cause significant
harm.  The provision of a landscaping scheme and details of boundary treatment would be
secured by planning condition to ensure impact in terms of amenity is kept to a minimum.
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Planning Permission

3007
3047
3106
3920
3925
3450
3460
3470

Full Permission Time Limit (3 years)
In accordance with submitted
External materials and samples to be approved
Environment agency
Fire Hydrants
Highways
Highways
Highways

 RECOMMENDATION

 CONDITIONS

8.0  Planning Obligations 

8.1  The development would provide 100% affordable housing and on site public open space.  In
terms of County level requirements, contributions have been requested relating to, fire services,
green infrastructure and libraries.  All contributions as requested would be met and a S106
agreement is currently being prepared to secure the required obligations.

9.0  Drainage and Flood Risk

9.1  It is proposed that surface water is disposed of by soakaway.  The Environment Agency
consent to the application subject to a condition relating to the provision of surface water
drainage details. 

9.2  With regard to foul water drainage, it is proposed that this would be disposed of via mains
sewer.  It is confirmed by Anglian Water that the foul drainage from this development is in the
catchment of Shipham Carbrooks Water Recycling Centre.  The sewerage system at present has
available capacity for these flows that will have available capacity for these flows. 

10.0  Conclusion

10.1  For the reasons set out above, it is concluded that the proposal would result in an
acceptable form of development.  The scheme would make a positive contribution to the supply
of affordable housing in the area, would be compatible with the character of the area and secure
the development of a site in an accessible location.  Approval is recommended subject to
conditions and the completion of a Section 106 agreement.

10.2  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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3920
3414
3414
3920
3140
3405
3408
3920
3945
3946
4000
3996
2001
2014

Diversion order
In accordane with arboricultural impact assessment
Fencing protection for existing trees
Ecological
Prior approval of slab level
Fencing/walls - details and implementation
Landscaping - details and implementation
Contamination
Contamination
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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CASTON
Former Coach Depot
Dukes Lane

Mr R Lond-Caulk
RSLC Developments Ltd Bilhams Cottage

ADM Architectural
Flint Cottage Shropham Road

Residential development of 3 new dwellings (inc the removal of a temporary
structure used as a site office & store)

Full

3PL/2015/0613/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
Amenity
Highway Safety
Protected Species
Planning Obligations  

 KEY ISSUES

This application seeks consent for the erection of three residential dwellings and the removal of a
temporary structure on the site which is used as a site office and store.  The dwellings would be
accessed off Dukes Lane.  The proposal consists of a two storey dwelling with rooms in the roof,
a bungalow, and a chalet style bungalow with rooms in the roof.  The dwellings would be
constructed of a mix of red brick, render and weatherboarding for the walls and clay pantiles for
the roof.  

The application site lies outside of any defined Settlement Boundary and is bounded to the west
by a site with extant permission for residential development,(within the applicants ownership), to
the south by Dukes Lane, to the south east by the Anglian Water Pumping Station and on all

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No Allocation

This application is referred to Planning Committee as a departure from the Development Plan.  

 REASON FOR COMMITTEE CONSIDERATION
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other sides by agricultural land.  The site consists of a storage building with offices,(which was the
subject of application 3PL/2015/0180/F which was refused at Planning Committee on the 20th
July 2015), with an area of the site used for the storage of materials, vehicles, equipment and
other items.  A pond is located to the western part of the site.  The northern and eastern
boundaries of the site consist of mature trees and hedgerows.  

3PL/2015/0180/F Erection of storage building with offices (retrospective). Refused. Extended time
period for removal.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 7,8,12,49,55,58 & 59.  

National Planning Practice Guidance

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

A S106 Legal Agreement is currently being drafted to secure the off site provision of affordable
housing.  

An open space contribution pursuant to Policy DC11 is not required as a local nominated open
space project has not been identified in proximity of the site.  

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

CONTAMINATED LAND OFFICER    

NATURAL ENGLAND    

TREE AND COUNTRYSIDE CONSULTANT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

The Highways Authority was consulted on the application and states given the proposed
dwellings would replace the existing office/storage building, and that the proposal includes a
turning area to ensure that vehicles neither have to reverse up or down the lane, they would not
wish to raise an objection in principle subject to the imposition of a condition relating to parking
arrangements and turning area.  

Recommend approval subject to the imposition of conditions relating to a remediation strategy,
unsuspected contamination, surface water disposal, and foundation designs to protect and
prevent the pollution of controlled waters.

Recommend approval subject to the imposition of a condition relating to the submission of a site
investigation and risk assessment and remediation scheme.  

Natural England comments on the application and raised no objections as the proposal is unlikely
to affect any statutorily protected sites or landscapes. 

The Tree Consultant was consulted and requested the submission of a Tree Survey of trees on
and adjacent to the site.  An Arboricultural Impact Assessment by A.T.Coombes Associated Ltd,
dated 16th July 2015 was provided which outlines the tree constraints which affect the design
and demonstrates how the retained trees can be protected throughout the development process.
The Tree Consultant commented stating the additional information is satisfactory subject to a
condition ensuring operations on site are in complete accordance with the approved
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method
Statement (AMS).  

The original Ecology Report appropriately recommended great crested newt surveys (GCN)
presence/absence surveys. The presence/likely absence survey for GCN detailed in the
Addendum to the Ecology Report involved a single survey on the one pond within the site
ownership.  This should include carrying out four survey visits on all ponds connected to the site
within at least 250m of the site boundary.  Once the results are obtained, any appropriate further

 CONSULTATIONS

CASTON P C -   
Caston Parish Council raised no objections to the application but recommend the imposition of
conditions relating to the removal of the existing structure on site; that the application will not be
modified; a timescale for the development to be completed within; no further temporary structures
on site; the removal of permitted development to convert the garages to accommodation; a low
light regime to minimise impact on bats; and the inclusion of biodiversity enhancements such as
bat and bird boxes.  
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Three representations were received stating the following:

- The proposal will enhance the area;
- Happy to see such residential development;
- Want to see that the existing structure on site removed within the deadline    
  specified as part of the previous refusal; and
- Newts have been found locally.

An objection was received raising the following concerns:
- Increase in traffic;
- Lack of visibility;
- Lack of maintenance and suitability of road;
- Issues regarding sewers;
- Use of land and its status;
- Adjacent site yet to be completed and issues regarding this development;
- Out of keeping with character of the area;
- Lack of facilities and public transport links within village;
- Lack of Affordable Housing; and
- When will existing structure on site be removed.  

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC02 and CP14
of the Breckland Core Strategy 2009.  

2.0 Principle of development  

2.1  The application site is located outside the 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 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.  

2.2  The NPPF identifies three dimensions of sustainable development:

 ASSESSMENT NOTES

mitigation/construction method statement/GCN European Protected Species Licence
requirements should be detailed in a report along with the results.  

NORFOLK WILDLIFE TRUST -  No Comments Received 
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-  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  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolates houses in the countryside should be avoided.
Additionally, the Governments Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.  

2.5  In terms of the economic and social criteria, the proposal would provide three 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.  With regard to availability and deliverability, the application is in full and
the site would appear to be available now, making the development deliverable within five years
to meeting 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.  These considerations weigh in favour of the proposal.  

2.6 The environmental role of sustainable development seeks to, in part, contribute towards
protecting and enhancing the natural, built and historic environment.  Consideration of a
proposals impact on the character and appearance of the area within which it is situated is
therefore, integral to the environmental dimension of sustainable development.  The application
site is located outside the Settlement Boundary and is bounded to the west by residential
development, to the south by Dukes Lane and to the south east by the Anglian Water Pumping
Station.  The site consists of a storage building with offices ,(which was the subject of
3PL/2015/0180/F which was refused at Planning Committee on the 20th July 2015), with an area
of the site used for the storage of materials, vehicles, equipment and other items, with a pond
located to the western part of the site.  The northern and eastern boundaries of the site consist of
mature trees and hedgerows.  Due to the current nature and use of the site it is considered the
development would provide a visual improvement to the site and due to the existing boundary
treatments which screen the site from the wider landscape that it would not impact upon the open
countryside.  
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2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Caston is classified as
a rural settlement through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and
Development Control Policies Development Plan Document.  These villages contain limited
services and facilities and the spatial strategy states that these villages are not capable of
supporting consequential growth, as they rely on higher order settlements for the majority of
these services and facilities.  Paragraph 55 of the NPPF states that housing should be located
where it will enhance and maintain the vitality of existing rural communities and help sustain
facilities in the surrounding settlements.  

2.7  Local services in Caston include a school, village hall, church and pub.  In terms of public
transport, Caston is served by a school bus to Wayland Academy and the No.81 which operates
four times daily ,(excluding weekends), from Caston Green (approximately 0.3 miles from the
application site).  This service connects Watton with Thetford. Local village facilities, including the
bus stop, can be accessed on foot via the existing footpath at the end of Dukes Lanes where it
joins The Street.  The nearby village of Rocklands contains a primary school, community store
and Post Office, which are approximately 2.5 miles away.  The bus services linking the site to the
wider local amenities would provide an alternative to the car, consistent with the social and
environmental dimensions to sustainable development.  

2.8  It is considered, due to the level of facilities available within Caston, that 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  Scale, design and materials

3.1  The application site is of a size that would result in a density of development that is similar to
surrounding plots within Caston and would not be out of character with development in the
surrounding area and would not result in a cramped form of development.  

3.2  In terms of design the agent has stated that the proposals would be constructed of a mix of
red brick, render, weatherboarding and clay pantiles (with some materials specified on the
drawings).  If approved a condition would be imposed for precise details to be agreed to ensure
the proposals are in keeping with surrounding development and produce high quality dwellings.  

4.0  Amenity

4.1  The site is bounded to the west by a site which has extant planning permission for residential
development.  Plot 3 which would be adjacent to the application site has permission for a two
storey dwelling with rooms in the roof.  The design does include windows within the eastern
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elevation; however due to separation distances and existing/proposed boundary treatments it is
considered there would be no significant impact upon amenity.  On this basis the proposal has
adequately demonstrated that the proposal accords with the requirements of Core Strategy Policy
DC01.  

5.0  Highway safety

5.1  The Highways Authority was consulted on the application and states given the proposed
dwellings would replace the existing office/storage building and that the proposal includes a
turning area to ensure that vehicles neither have to reverse up or down the lane, they would not
wish to raise an objection in principle subject to the imposition of a condition relating to parking
arrangements and turning area.  Therefore the proposal is considered acceptable in terms of
highway safety.  

6.0  Protected Species

6.1  An Ecology Report was submitted with the application, which considered the ecological
aspects relating to the proposed development.  The Ecology Consultant commented on the
application and stated the Ecology Report appropriately recommended great crested newt
surveys (GCN) presence/absence surveys.  The presence/likely absence survey for GCN detailed
in the Addendum to the Ecology Report involved a single survey on the one pond within the site
ownership, which was not considered sufficient.  The Ecology Consultant stated it should include
carrying out four survey visits on all ponds connected to the site within at least 250m of the site
boundary.  Once the results are obtained, any appropriate further mitigation/construction method
statement/GCN European Protected Species Licence requirements should be detailed in a report
along with the results.  

6.2  A further site visit was undertaken in response to the above Ecology Consultant comments,
which surveyed further ponds within the area.  The pond on the site was found to contain a dense
population of fish and therefore it is stated that the pond is unsuitable for occupation by GCN and
further surveys are unnecessary.  It is also stated that the other ponds surveyed were either dry,
and not suitable for occupation by GCN, or separated by habitat barriers such as fencing and
heavily shaded and therefore unsuitable.  The further report therefore concluded that it is highly
unlikely that GCN are present on or near the site.  

6.3  Taking into account the further information provided by the applicant it is considered
unreasonable to request further surveys and therefore if approved a note would be attached to
the permission drawing the applicants attention to the Countryside and Wildlife Act and if
Protected Species are encountered on site works must stop immediately and further advice
sought from Natural England and a professional Ecologist.  

6.4  Natural England commented on the application and raised no objections as the proposal is
unlikely to affect any statutorily protected sites or landscapes.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

7.0  Planning Obligations

7.1  A S106 Agreement is currently being drafted to secure the off site provision of affordable
housing.  

8.0  Other matters

8.1  The Contaminated Land Officer was consulted and recommended approval subject to the
imposition of a condition relating to the submission of a site investigation and risk assessment
and remediation scheme.  

8.2  The Environment Agency was consulted and recommended approval subject to the
imposition of conditions relating to a remediation strategy, unsuspected contamination, surface
water disposal, and foundation designs to protect and prevent the pollution of controlled waters.  

8.3  The Tree Consultant was consulted and requested the submission of a Tree Survey of trees
on and adjacent to the site.  An Arboricultural Impact Assessment by A.T.Coombes Associated
Ltd, dated 16th July 2015 was provided which outlines the tree constraints which affect the design
and demonstrates how the retained trees can be protected throughout the development process.
The Tree Consultant commented stating the additional information is satisfactory subject to a
condition ensuring operations on site are in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS). 

8.4  Comments were received from the Breckland Astronomical Society and recommend any
lighting design follow CPRE guidelines and in doing so avoid unnecessary light pollution as well
as energy consumption.  A note will be attached if approved drawing the applicants attention to
these comments.  

8.5  In regards to the Parish Council comments and representations regarding the removal of the
existing building on site an enforcement notice has been served requiring the removal of the
building.  

9.0  Conclusion

9.1  The proposed scheme would contribute towards the five year housing land supply. Generate
some economic activity and is in a sustainable location adjacent a village with facilities and
transport connections to other settlements and facilities.  The development would not cause
significant harm to the character and appearance of the area, nor would it significantly harm the
amenities of neighbouring properties.  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.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

Planning Permission

3007
3047
MT03
3402
3949
HA24
3920
3920
3920
3920
3920
3994
4000
3994
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
Boundary screening to be agreed
Contaminated Land - Site Investigation/Remediation
Provision of parking and servicing - when shown on plan
Tree condition
EA - Remediation strategy
EA - Unsuspected contamination
EA - Surface water disposal
EA - Foundations
Note - Breckland Astronomical Society Lighting
Variation of approved plans
Wildlife and Countryside Act/Protect Species
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

9.2  Approval is recommended subject to conditions and the completion of the S106 Agreement.  

9.3  Delegated authority is requested for the application to be refused by the Councils 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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5

HOLME HALE
Bilmar
Station Road

Mrs M Johnson
Bilmar Station Road

Beeston Architectural Services
2 Back Lane Beeston

Erection of bungalow   

Outline

3PL/2015/0864/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 

Sustainable development
Layout and scale 
Access
Impact on residential amenity
Archaeology
Contaminated land

 KEY ISSUES

This is an outline application for the erection of a bungalow in the side garden of an existing
bungalow with access, layout and scale only to be considered.  A new access is proposed off
Station Road.

The site comprises the western side garden of an existing bungalow with residential dwellings to
the west, Railway Tavern facing Station Road and Sleepers Cottage/Tavern Cottage on Browns
Lane.  A wide verge with a line of planting lies opposite the site, part of the former station
buildings.  The site is screened by established trees and hedging and is higher than the adjacent
carriageway.  The site lies outside any Settlement Boundary, in a group of properties set along
Station Road, remote from the main part of the village of Holme Hale.  

It is noted that a dwelling of more recent construction occupies what was formerly the eastern
side garden of the subject property Bilmar.  This dwelling was approved in 2008 prior to the

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Hamish Lampp

The application is contrary to the Development Plan.

 REASON FOR COMMITTEE CONSIDERATION
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introduction of the National Planning Policy Framework in March 2012.

3PL/2008/0273/O - outline planning permission issued in 2010 for a detached dwelling and
garage sited on the eastern side garden of the residential curtilage associated with the subject
property Bilmar. 

3TL/2010/0056/O - extension of time approved in respect of the above outline permission.  

3PL/2011/0073/D - reserved matters associated with the above outline permission approved in
March 2011.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
The site lies in a small settlement of dwellings, outside the main village, which lacks any services
and does not have the benefit of any footways or street lighting. Station Road is a Class 3 county
highway which forms a well used link between Shipdham and Swaffham and it is therefore
essential that visibility from the new access complies with safety standards. The access would lie
within a 30mph speed restriction and therefore the minimum visibility required, in both directions,

 CONSULTATIONS

CP.01
CP.04
CP.14
DC.01
DC.02
NPPF
NPPG
NP

Housing
Infrastructure
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
With particular regard to paras.7, 14, 32, 49, 128
National Planning Practice Guidance
Not applicable

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 

HOLME HALE P C -  No Comments Received 

No

 EIA REQUIRED

Not applicable.

 CIL / OBLIGATIONS
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The occupier of the adjacent property, Railway Tavern, raises concerns regarding the proximity
of the property to the boundary and tree line.  The ridge would be too high and be imposing from
the neighbours' garden.

 REPRESENTATIONS

1.0  Principle of development  

1.1  The application site lies outside of any defined Settlement Boundary.  Whilst the site is part
of a hamlet set along Station Road, it is some distance from the main village of Holme Hale
which, since a review in 2012, does not have a Settlement Boundary.   The development of the
site for housing would therefore conflict with Core Strategy Policy CP14, which seeks to focus
new housing within defined settlement boundaries.  However, as the Council cannot currently
demonstrate a five year supply of housing land, Policy CP14 cannot be considered to be up-to-
date insofar as it relates to the supply of housing land and can be given little weight.  

1.2  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework (NPPF) means that permission for development should be granted
unless any adverse impacts of so doing would significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted. 

1.3  As per paragraph 7 of the NPPF, there are three dimensions to sustainable development:
economic, social and environmental.  The NPPF states that these roles should not be undertaken
in isolation, because they are mutually dependent.  

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

HISTORIC ENVIRONMENT OFFICER    

would be 43m from a 2.4m set-back. Since access forms part of the outline application please
would you obtain a drawing detailing the maximum level of visibility available in order that I may
give the proposal full
consideration.

Recommends conditions in respect of gas protection measures, imported or re-used topsoil to be
certified as suitable, unexpected contamination.

From photos trees appear to be small garden/ornamental specimens with very little wider
landscape, arboricultural or wildlife importance.  No objection.

Require an archaeological evaluation (trial trenching) prior to determination of the application. 
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1.4  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.  

1.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Holme Hale does not
have the benefit of being afforded a good range of local services, with the church and village hall
being the only community facilities.  The village lies within reach of shopping, employment and
education services at Necton, a Local Service Centre Village as identified in the Council's Spatial
Strategy.  Whilst the main part of the village is served by regular bus services that run seven days
a week via two routes, the site itself is some 1.5km from School Road on unlit rural roads with no
footpath.  The bus services linking the village to Necton's local amenities and beyond to
Swaffham  would provide an alternative to the car, consistent with the social and environmental
dimensions to sustainable development however those routes are not easily or safely accessible
from the site.  There is a limited bus service through Station Road to Swaffham with the latest
return around 3pm.  Occupants of any new dwelling would be largely reliant on the car to
undertake shopping trips for their daily needs and to access services and facilities.  

1.6  The lack of facilities and services in Holme Hale was acknowledged in a review of Settlement
Boundaries in 2012.  The village was not considered appropriate for further development.  Having
regard to the lack of a five year supply of housing land, the Council must consider sites outside
Settlement Boundaries having regard to the achievement of sustainable development.  Whilst the
main part of the village of Holme Hale provides the church and village hall as community facilities
and access to regular alternative transport to Swaffham and Necton for other services and
shopping, occupants of any dwelling could not easily or safely access that area on foot or cycle.
Bus services through Station Road access Swaffham and Norwich but are limited.  The site is
isolated from services and facilities.  

1.7  On balance, the proposal is not considered to satisfy the social role of the NPPF. This
weighs against the proposal.  

1.8  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area, and its construction would provide some short term economic benefits.  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.  If the application were to be approved, it would be appropriate for
time limits to be reduced and this would be in accordance with other applications in Breckland
approved under the five year supply.  The proposal could support the economic dimension to
sustainable development, albeit in a very modest way.  These considerations weigh in favour of
the proposal, albeit in a limited way.  

1.9  The environmental role of sustainable development seeks to, in part, contribute to protecting
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and enhancing the natural, built and historic environment.  Consideration of a proposal's impact
on the character and appearance of the area within which it is situated is therefore integral to the
environmental dimension of sustainable development.  Although outside of a settlement
boundary, the plot lies within the established built up area of linear development along Station
Road.  The site lies between residential properties and benefits from established planting and
screening.  Given the relationship of the site to this corridor of development, the plot presents as
an infill development site.  In light of this site-specific context, it is concluded that the
development will not appear visually intrusive and would not result in an isolated development in
the countryside.  

2.0  Layout and scale

2.1  The application is in outline with access, layout and scale only to be considered at this stage.
 The submitted plans indicate a bungalow with attached garage, generally mirroring the existing,
'Bilmar', and sited to reflect the existing linear form to the east.  

2.2  The development would generally follow the linear form of the street scene and sit between
existing dwellings.  Part of the existing hedging to the site frontage, side boundary and the
adjacent bungalow could be retained helping to integrate the built form into the street scene.  If
officers were minded to recommend approval conditions seeking to retain this hedging would be
imposed. Whilst the site stands slightly higher than the carriageway, any single storey dwelling
would not be intrusive in the street scene.  The proposal accords with Core Strategy Policy DC16.
 

3.0  Access

3.1  The site would appear generously enough proportioned to provide adequate parking and
turning.  However, whilst the agent has indicated that any new access could be constructed to
satisfy Highway requirements, details of the required 43m x 2.4m visibility splays have not been
provided.  Without these access details (noting access is a matter forming part of the outline
application) the Highway Authority cannot assess the likely impact on highway safety and offer
comments.  The proposal does not accord with Core Strategy Policy CP04.  

4.0  Impact on residential amenity

4.1  The owner of the property to the west has raised concerns regarding the siting of the
property close to the shared boundary, in the tree line, and its height which is considered to be
imposing on views from that garden.  Having regard to the orientation and existing screening
,(together with boundary screening that could be required by planning condition if recommended
for approval), the provision of a single storey dwelling in this location is not considered likely to
impact on the amenities of adjacent properties by virtue of being overbearing, dominant or
resulting in overlooking.  In any event, these matters would be carefully considered at the
reserved matters stage should outline permission be granted.  On the basis of the information
before officers it is determined that the proposal responds appropriately to Core Strategy Policy
DC01.  
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5.0 Archaeology

5.1  The site has been identified as having potential for heritage assets with archaeological
interest.  Paragraph 128 of the NPPF states that where a site on which development is proposed
has the potential to include heritage assets with archaeological interest, authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field
evaluation.
Whilst the agent has indicated willingness to carry out the work, no formal evaluation has been
carried out, contrary to the requirement of paragraph 128 of the NPPF.  

5.2  Paragraph 129 of the NPPF states that local authorities should 'identify and assess the
particular significance of any heritage asset that may be affected by a proposal' and that 'they
should take this assessment into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise conflict between the heritage asset's conservation and any
aspect of the proposal'.  The particular significance of any potential heritage asset of
archaeological interest at the site has not been identified or assessed.  it is therefore not possible
for the authority to take an assessment into account when considering the proposal's impact on
any potential asset, contrary to the requirements of paragraph 129 of the NPPF.  

5.3  Officers have considered whether this matter could be dealt with by planning condition.  In
light of the requirements of paragraph 129 a conditional approach is not deemed appropriate or
acceptable.  Deferring the requirement would run contrary to the intent of paragraph 129 of the
NPPF.  

5.4  To conlcude on this mnatter, the proposal is contrary to Policy DC17 of the Core Strategy
and paragraphs 128 and 129 of the NPPF which require sites of archaeological interest to be
investigated through an appropriate field evaluation to ensure their protection, enhancement and
preservation.

6.0 Contaminated land

6.1  Having regard to records of landfill close to the site, the Contaminated Land Officer requires
the development to include gas protection measures, any imported or re-used topsoil to be
certified as suitable for residential use and any unexpected contamination to be investigated and
dealt with in accordance with an approved scheme.  If officers were minded to recommend
approval these matters could be adequately dealt with via planning conditions, as is standard
industry practice.  

7.0 Conclusion

7.1  Whilst the development of the site could satisfy requirements of the NPPF in respect of the
economic and environmental roles, having regard to its siting remote from services and facilities
and lack of opportunities for access to alternative means of transport to the private car to access
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Refusal of Outline Planning Permission

3047
9900
9900
9900
2002
2009

On basis of submitted information
Sustainable development
Highway safety
Archaeological evaluation
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

employment and shopping, it does not satisfy the social role.  Paragraph 8 of the NPPF stresses
that these roles should not be undertaken in isolation and a balanced assessment is required.  

7.2  The proposal does not constitute sustainable development as set out at paragraph 7 of the
NPPF.  

7.3  Inadequate information has been provided in respect of the provision of visibility splays to
serve the site.  As such, a proper assessment of any impact of the development on highway
safety cannot be made.  The proposal does not satisfy Policy Core Strategy CP04.  

7.4  An archaeological evaluation of the site has not been carried out.  The proposal is therefore
contrary to the requirements of Policy DC17 and paragraphs 128 and 129 of the NPPF.  

7.5  The application is therefore recommended for refusal for the reasons below:

(i)  The site is remote from services and facilities and there is a lack of opportunities for access to
alternative means of transport to the private car, to access employment and shopping.  The
proposal does not satisfy the social role identified in Paragraph 7 of the National Planning Policy
Framework and does not therefore constitute sustainable development.  

(ii) The proposal does not provide for an adequate access with acceptable visibility splays and
would therefore result in an unacceptable highway safety outcome, contrary to Policy CP04 of the
Adopted Core Strategy and Development Control Policies Development Plan Document 2009 and
paragraph 32 of the National Planning Policy Framework.  

(iii) An archaeological evaluation of the site has not been carried out.  The proposal is therefore
contrary to the requirements of Policy DC17 of the Adopted Core Strategy and Development
Control Policies Development Plan Document 2009 and paragraphs 128 and 129 of the National
Planning Policy Framework.
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6

GREAT ELLINGHAM
White House Farm
97 Long Street

Mr & Mrs Justin & Nesha Wilkins
White House Farm 97 Long Street

N J Myhill Architecture
13  Damgate Street Wymondham

Erection of two dwellings.   

Full

3PL/2015/0959/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Sustainable development
Impact on amenity
Impact on the local character of the area
Highway safety  

 KEY ISSUES

The application seeks full planning permission for the erection of two two-storey detached
dwellings on land adjacent to White House Farm, 97 Long Street, Great Ellingham.  The proposal
will provide two new private accesses off Long Street to the front of the site serving each of the
two dwellings.  The existing two Sycamore trees identified on the site are proposed to be retained.
 

The site area has been reduced following discussions with the agent, and now has a site area of
just under 0.17 hectares.  

The proposed site is currently used as a paddock for the keeping of horses associated with the
dwelling known as White House Farm to the south.  The proposal is located outside of but
adjacent to the Settlement Boundary of Great Ellingham.  The surrounding area is generally
characterised by both dispersed residential development and agriculture, with access gained to

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

The proposed residential development is located outside of the Settlement Boundary and
therefore contrary to planning policy.  

 REASON FOR COMMITTEE CONSIDERATION
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the proposed site via Long Street.  The site is located to the south of Great Ellingham and
provides for an infill residential development with residential properties to the north and White
House Farm to the south and bound by agricultural land to the east.  

3PL/2007/1084/O - outline planning permission for the erection of three dwellings - refused.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    
No objections to the revised scheme.  

 CONSULTATIONS

DC.01

DC.04

DC.12

DC.16

NPPG

NPPF

Protection of Amenity  

Affordable Housing Principles  

Trees and Landscape  

Design  

National Planning Practice Guidance  

With particular regard to paras. 7 & 14

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 

GREAT ELLINGHAM P C -   
Councillors had no objections to the plans.  

No  

 EIA REQUIRED

Not applicable.  

 CIL / OBLIGATIONS
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Only one representation was received during the determination of this application.  The
comments received are summarised as follows:
- close boarded fencing to the boundaries of the proposed dwellings in considered unnecessary,
and
- proposed dwellings should be moved forward to be in line with No. 87 Long Street.  

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as a departure from the Development
Plan.  

2.0  Sustainable development

2.1  The application site lies outside of but immediately adjacent to the Settlement Boundary of
Great Ellingham.  The development of the site for housing would therefore conflict with Core
Strategy Policy CP14, which seeks to focus new housing within defined settlement boundaries.
However, as the Council cannot currently demonstrate a five year supply of housing land, Policy
CP14 cannot be considered to be up-to-date insofar as it relates to the supply of housing land
and can be given little weight.  

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

HOUSING ENABLING OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

No objections to the revised scheme subject to conditions.  

An updated tree protection plan is required in accordance with change of layout.  

No objections.  

Not applicable as site area less than 0.17 hectares.  

No objections subject to the mitigation measures within the Ecological Appraisal being carried
out.  

No objections.  

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

MR W H C SMITH -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

2.2  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework (NPPF) means that permission for development should be granted
unless any adverse impacts of so doing would significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted.  

2.3  As per paragraph 7 of the NPPF, there are three dimensions to sustainable development:
economic, social and environmental.  The NPPF states that these roles should not be undertaken
in isolation, because they are mutually dependent.  

2.4  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.  

2.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Great Ellingham offers
several services, including a shop, post office, and a public house.  The site, however, is not
served by a footpath and would therefore be reliant, in part, in making car journeys into the village
centre.  Nevertheless, settlements such as Great Ellingham are in the main car dependent.
There is a bus service that operates through Great Ellingham.  The 'Konectbus' service connects
to the larger settlements of Attleborough and Norwich.  This service operates Monday to
Saturday, providing two out-bound journeys in the morning and thee in-bound journeys in the
evening.  The settlement of Attleborough is located several miles to the south, providing
additional services, including additional shopping, leisure and education. Attleborough is subject
to a range of public transport services, connecting the town with the City of Norwich.  These
considerations generally weigh in favour of the proposal.  

2.6  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, the site is within the applicant's ownership and available
now, making the development deliverable within a reduced period of two years to meet the
housing shortfall.  The above observations confirm the proposal supports the economic
dimension to sustainable development.  Again, these considerations weigh in favour of the
proposal.  

2.7  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a proposal's impact
on the character and appearance of the area within which it is situated is therefore integral to the
environmental dimension of sustainable development.  The site is bound by residential
development to the north and agricultural land to the east, with White House Farm immediately
south and represents an infill development.  The proposed dwellings are situated on generous



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

plots which is consistent with the existing dwellings along Long Street and at this locality.  Most of
the existing dwellings are set back from the road frontage, providing a clear building line, and
therefore consistent with the street scene.  The site is bound by existing trees and hedging
providing sufficient screening.  The existing trees and hedging at the site is a prominent feature
along parts of Long Street.  Additional landscaping would add to the character of the immediate
area. Close-boarded fencing is proposed to be erected on the northern, southern and eastern
boundaries of the site.  Though such fencing may appear intrusive in terms of the rural
appearance of the area, the existing and proposed landscaping will mitigate its appearance.  In
light of this site-specific context, it is concluded that the development will not appear visually
intrusive and would not result in an isolated development in the countryside.  

3.0  Impact on local character and amenity

3.1  Development in the vicinity of the site comprises mainly detached dwellings set back from the
road within generous sized plots.  Architectural styles vary, but most properties are of broadly
traditional design.  The proposed siting of the dwellings would maintain the established pattern of
development to north of the site.  The site area has been reduced to less than 0.17 hectares
resulting in the proposed dwellings sitting nearer the road frontage and with a more linear form of
development reflecting the building line of the adjacent dwellings to the north.  The generous
front setbacks enable the retention of the existing hedge to the north of the site, along with semi-
mature sycamore, ash and elm trees to the north west corner and a sycamore tree to the south
east corner of the site, mitigating the visual impact of the proposal.  The two storey scale of the
dwellings is consistent with the two storey scale of neighbouring dwellings.  Although the
proposed dwellings do incorporate some contemporary design elements, the incorporation of
traditional materials, including brick, clay pantile and timber, is considered suitably sensitive to its
context.  The pitched roof and dormer style first floor window forms adopt a traditional profile.  

3.2  For the above reasons the development would not be an intrusive feature in the open
countryside, but would be sympathetic to the character of the local area and not cause any
significant harm to the setting of the site, and in these respects would be consistent with Core
Strategy Policy DC16.  

3.3  Although the site lies adjacent to existing residential properties to the north, no material
effects on the living conditions of neighbours are anticipated given the existing planting, design
and orientation of the new dwellings and the degree of separation from adjacent dwellings.  A
condition requiring obscure glazing to first floor windows to the proposal's east and west
elevations will adequately mitigate any overlooking to an acceptable level.  In amenity terms the
proposal is considered consistent with Core Strategy Policy DC01.  

4.0  Highway Safety and Access

4.1  Access to the proposed site would be provided by a new access arrangement off Long
Street.  The Highway Authority raises no objection subject to standard planning conditions being
imposed regarding visibility splays, access details etc.  
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Planning Permission

3007
3047
3054
3140
3200

Full Permission Time Limit (3 years)
In accordance with submitted
In accordance with Ecological Appraisal
Prior approval of slab level
Two storey dwelling only

 RECOMMENDATION

 CONDITIONS

5.0  Trees and Landscaping

5.1  The proposal would see the retention of an elm, sycamore, and ash trees to the north west
corner of plot 1 and a sycamore tree to the south east corner of plot 2.  An existing hawthorn
hedge will also be retained along the boundary fronting Long Street.  Any existing planting will be
removed to allow for the two access points to be achieved.  Additional close-boarded fencing and
planting is proposed though precise details of the landscaping will secured through a suitable
condition.

6.0  Ecology

6.1  The ecological impact of the development have been assessed by the applicant with the
Councils ecologist raising no objections to the submitted Ecological Appraisal subject to the
mitigation measures being adhered to.  A planning condition will be appended referencing the
submitted Ecological Appraisal.  

7.0 Other matters

7.1  The Breckland Astronomical Society has requested that any external lighting proposed as
part of the development is designed in a way that does not cause any unnecessary light pollution.
As such, a condition will be appended to the permission requested any proposed external lighting
to be submitted and agreed by the Local Planning Authority.  

7.0 Conclusion

7.1  The proposal would conflict with Policy CP14 due to its location outside a defined Settlement
Boundary.  However, this policy can be afforded little weight due to the present shortfall of
housing land in the District.  In social and environmental terms Great Ellingham has accessible,
albeit limited local services.  In economic terms the development supports growth and the local
economy though in a modest manner.  The proposal will be compatible with the form and
character of the surrounding area, consistent with the environmental dimension of sustainable
development.  The balance of consideration therefore lies in support of the application and it is
recommended for approval subject to conditions.  
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3547
3212
3214
3302
3402
3408
3450
3824
3941
HA08
HA13
HA20
HA24
3972
3737
4000
3996
2014
2000

Lighting Pollution
No additional windows at first floor
Obscure glass
No P.D. for extensions, roof alterations, porches
Boundary screening to be agreed
Landscaping - details and implementation
tree protection
All foul sewage to foul sewer
Renewable Energy
New access - construction over verge
Access gates - configuration
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
NOTE:  Bats and Owls
Inf 2
Variation of approved plans
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved
NOTE:  Application Approved Without Amendment
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7

SNETTERTON
Land to North-West of A11 London Road

Nature's Menu
Threxton Road Industrial Estate Watton

Plandescil Ltd
Connaught Road Attleborough

Erection of Factory, Warehouse and Office Building for the manufacture and
distribution of pet food.

Full

3PL/2015/0967/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

Policy.
Character and appearance.
Traffic.

 KEY ISSUES

Full planning permission is sought for the development of a new pet food manufacture and
distribution centre.  The purpose-built factory building proposed would provide around 8,760
square metres of manufacturing and storage space, together with associated offices and staff
facilities.  The building would be 12.7 metres high.  Access would be provided by extending an
existing roadway to link into the A11 Snetterton Interchange.  Permission has also been sought
separately for the new access road (ref 3PL/2015/0982/F included on this agenda).  Parking for
100 staff cars and for 40 delivery vehicles would be provided adjacent to the building.  

The applicant manufactures and distributes natural dog and cat foods.  The company currently
operates from several sites in Watton and Hingham, with distribution depots elsewhere in the UK
and Europe.  The proposed development at Snetterton is intended to enable the consolidation
and expansion of existing local operations into a single hub.  However, the company's original site
in Watton would be retained.  

The application is supported by a Design & Access Statement, Flood Risk Assessment and
Contamination Report.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

The application site comprises an area of some 2.9 hectares of agricultural land to the north and
west of the Snetterton Heath Employment Area.  The site is bounded on all sides by open land,
beyond which there is established commercial development on Chalk Lane to the east,the
International Horse Rescue to the north and a solar farm to the south-west.  The main village of
Snetterton is located around 1,300 metres to the north.  

 SITE AND LOCATION

No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.03
CP.11
DC.07
DC.14
DC.16
NPPF

NPPG
NP

Employment
Protection and Enhancement of the Landscape
Employment Development Outside of General Employment Area
Energy Efficiency
Design
With regard to paras 6-14, 18-21,32,34,109 & 112  

National Planning Practice Guidance
Neighbourhood Plan - None applicable

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

SNETTERTON P C -   
Snetterton Parish Council wish to object in the strongest possible terms to the application ref
3PL/2015/0967/F on the following grounds:

1. The proposed site is outside the designated employment and development area for Snetterton
Heath and therefore is contrary to policy.  

No.  

 EIA REQUIRED

Not Applicable.  

 CIL / OBLIGATIONS
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QUIDENHAM PARISH COUNCIL CHAIRMAN -   

2. The site occupies land designated as 'open countryside' and is therefore contrary to
Government policy.  

3. Drawing number 19927/012 is ambiguous as two different heights are quoted for the building.
The cross section states that the parapet height is 56.2m whilst the East Elevation drawing states
it to be 12.7m.  This needs clarification. 56.2m is preposterous and would rival Norwich Cathedral
as a stand out building.  

4. The visual impact would be significant, even at the lower stated height of 12.7m.  This is
compounded by the fact that the proposed building sits on a rise.  

5. The application is for relocation of staff from existing sites, not new employment for the
Snetterton area.  

6. The addition of anything up to 110 car journeys through Snetterton village and up Chalk Lane
would have a profound negative affect on the villagers' quality of life in traffic and pollution terms.
Chalk Lane is a single lane road, already busy in the morning and evening at peak commuting
time, with school buses and DPD vans using Chalk Lane and the village as a cut through.  
All this is before the Snetterton Bio Mass is commissioned when at least 50 HGV 
lorries will be accessing the site from A11 north and south at Chalk Lane. 

7. The proximity of tanks and refuse / recycling area to South End of Snetterton will cause
intrusive tipping and reversing noise when lorries access that area to remove waste.  

8. Unsightly pallet stacks will be visible for residents of South and North End of Snetterton.  

9. The building of the bio mass plant should not be taken as a green light for further inappropriate
building on agricultural land.  The residents of Snetterton and thesurrounding villages are already
suffering considerable visual impact from the commencement of the bio mass construction.  

10. There appears to be an assumption from the applicants that planning permission is going to
be granted for this and all other developments that are planned on the 100 acres of agricultural
land.  ¿As the first building to be constructed within a new area of industrial and commercial
development the scale of the proposed structure in its immediate environment will be significant.
However, it is comparable with similar buildings located to the south-east of the A11 and off
Chalk Lane to the east and its scale will be lessened as other development takes place on
adjacent sites¿.  

11. The accident assessment cannot be viewed as having validity since it has been undertaken
prior to the movement of a minimum of 50 lorries per day on and
off A11 and Chalk Lane which, statistically will increase the likelihood of 
accidents.  

12. The positioning of the HGV turning head is proposed to be near to the village which will create
noise which will affect the residents of Snetterton.  

Quidenham Parish Council is very concerned at the increased volume of traffic that this
development will generate.  Although the route through our villages of Eccles and Quidenham
has a seven ton weight limit, most of the vehicles relating to this company,(40 light vans etc),are
under this limit and therefore free to use this route.  The extra volume which will be generated is
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ENVIRONMENT AGENCY    

EAST HARLING I D B    

HIGHWAYS ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objections.  

No objections. 

No objection.  

GARBOLDISHAM PARISH COUNCIL -   

SHROPHAM P C -   

HARLING PARISH COUNCIL -   

just too much for these small rural roads.  

Garboldisham Parish Council have concerns about this development with regard to traffic
movements.  As you will be aware, the B1111 road from the A11 through East Harling,
Garboldisham, Hopton etc; is the County Council¿s preferred route for HGV's and other traffic
linking the A11 to the A14.  This route is unsuitable for the amount of traffic that it receives and
Garboldisham have been actively engaged in the procurement of flashing speed signs in the
village to slow traffic down, in the interests of safety.  Whilst the Parish Council are in favour of
local employment opportunities, they would ask, in this case, that traffic from this new
development be routed through Thetford to access the A14, rather than use the unsuitable
B1111.  I am sure that East Harling, Hopton, Barninghan etc. on this route would concur with
these sentiments.  

The unanimous view of Shropham Parish Council is that all traffic to and from the site should be
via the A11.  Shropham has a 7.5 ton weight restriction limit and the Police recognise the
Hargham/Watton road through the village as a rat run.  The sharp bends in front of Shropham
House are a dangerous area particularly with fast moving tractors and trailers approaching from
the direction of Watton having to go on to the crown of the road to avoid an overhanging tree.
There have been accidents and injury at these bends.  Highways have rejected all traffic calming
measures and it is important not to exacerbate the already problematic traffic through Shropham.

Shropham Parish Council requests that a condition be placed on these applications to ensure that
a traffic routing agreement be imposed that would prevent traffic accessing or egressing the
proposed development, from using the local road network and instead be restricted to the A11
and the Snetterton gyratory.  

Harling PC have concerns in the increase of traffic this development will bring with it.  East
Harling is already flooded with delivery vehicles from the Snetterton Estate using the village as a
cut through.  The B1111 is already the NCC preferred route for HGV's, although it is unsuitable
for the size and volume of these vehicles that come through its narrow winding roads.  Harling PC
are already campaigning for this route to be reviewed and strongly oppose any plans for any
increase in traffic that this development would bring.  We concur 100% with the comments
already made by Garboldisham Parish Council.  
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ECONOMIC DEVELOPMENT    

ENVIRONMENTAL HEALTH OFFICERS    

FLOOD & WATER MANAGEMENT TEAM    

BRECKLAND ASTRONOMICAL SOCIETY    

ENVIRONMENTAL PLANNING    

No objection.  The private road serving the site gains access directly from A11 Trunk Road for
whom Highways England is the responsible Authority.  

Breckland Council's Economic Development Service fully supports this application which enables
substantial growth and expansion opportunities to a long established local and very successful
business.  It also offers continued and additional employment opportunities to local residents and
makes far better sense at the proposed utilisation of one site activity which is currently spread
over four. 

No objection subject to conditions.  

Comments awaited.  

In designing the Factory at Snetterton Industrial site, it should be noted that our astronomical
observatory is very close and is a Dark Sky Discovery site of the highest grade,(milky way class).
We already have problems with escaping light due south of our observatory,(the best direction for
astronomy),- due to the DPD depots.  Factories and industrial units do not need excessive or in
some cases any exterior lighting but can produce horrible and needless light pollution.  Especially
on a new plot of 'green' land.  Norfolk is the second darkest and one of the most rural counties in
England and attracts many astronomy and nature tourists and is a haven for wildlife that rely on
rural darkness.  We insist lighting design follow recommended CPRE guidelines and in so doing
also avoid unnecessary light pollution as well as energy consumption.  Light should not be
allowed to trespass out of the boundary.  Keep all light fittings horizontally shielded and
downward pointing; i.e. not allowing direct light to shine above the horizon outside the area.
Lighting should be switched off when not in use and should not be of excessive wattage.  
The lack of glare achieved through good design has been shown to achieve a more pleasant,
tranquil appearance, as well as being more eco friendly.  In addition, a recent study shows that
maintaining rural darkness is,(contrary to opinion),not detrimental to security.  

Having had the opportunity to read the Case Officer's report to the Planning Committee I agree
with the ¿Principle of development¿ appraisal against the policies of the adopted Core Strategy
and the NPPF contained within section 2.  

In addition I would point out that paragraph 216 of the NPPF states that:

From the day of publication, decision-takers may also give weight to relevant policies in emerging
plans according to the stage of preparation of the emerging plan,(the more advanced the
preparation, the greater the weight that may be given).  

In this regard the most recently published version of the emerging Local Plan is the Issues and
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A number of objections to the proposal have been received from local residents.  The concerns
raised relate principally to increased traffic on local roads, harm to the appearance of the area,

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

HISTORIC ENVIRONMENT OFFICER    

FIRE AND RESCUE SERVICE    

Options consultation document which was published in November 2014.  Whilst this document
does not contain specific policies, the Spatial Vision envisages significant employment growth
along the A11 corridor as a part of the Council's vision during the plan period.  The Spatial
Strategy also places an emphasis on economic prosperity and sustainable growth along the A11
corridor.  

The yet to be published ¿Preferred Options,¿ consultation document having considered the
consultation response to the issues and options continues to support the vision and strategy set
out in the earlier document.

Officers consider that the A11 corridor and specifically Snetterton Heath offers the potential to
provide economic and employment growth in a wide range of industries and logistical uses which
are important to not only the economy of Breckland but also at a more strategic level.  The
Council is part of a wider joint project that was commissioned together with the two districts of
South Norfolk and Forest Heath with the overall aim of capitalising on the significant
improvements in accessibility arising from the duelling of the A11.  

Officers would prefer to oversee a co-ordinated plan led approach to developing the district and it
is the intention that the Local Plan will continue to identify Snetterton as a strategic employment
location.  

No objection subject to conditions.  

No objection subject to conditions.  

No objection subject to a condition requiring a fire hydrant.  

ANGLIAN WATER SERVICE -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 

MR J.P. COWEN -  No Comments Received 

MR W H C SMITH -  No Comments Received 
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loss of amenity due to increased smells and potential light pollution.  

1.0  This application is referred to Planning Committee as a major development proposal.  

2.0 Principle of development  

2.1  The application site falls outside the identified employment area for Snetterton Heath, as
defined on the Core Strategy Proposals Map. Core Strategy Policy DC07 only permits new
employment development outside identified and allocated general employment areas where
certain criteria are met.  Essentially, these criteria are that: i) no other suitable allocated sites are
available, ii) that the development would not be suitable for an allocated site, and iii) that no
adverse traffic effects would result.  In this case there is nothing to suggest that the development
would, in principle, be unsuitable for an allocated or established employment area.  The proposal
would not satisfy criterion ii) therefore and would thus conflict with Policy DC07.  

2.2  The applicant has sought to justify the proposal on the basis of the need to expand and
rationalise the existing business operations and in relation to the availability of other suitable
sites.  It is understood that the business has expanded considerably in recent years and that
existing company facilities at Threxton Road, Watton, have been developed as far as possible.
Additional units have been rented, but no further land is available there.  

2.3  Discussions have been on-going between the applicant and the Council's Economic
Development team since 2009, during which time a number of potential sites have been
investigated in detail, including land/premises at Attleborough, Great Ellingham and Melton
Constable.  Consideration has also been given to other land at Snetterton Heath to the south of
the A11, but no freehold land of sufficient size (2-2.5 hectares) has been available.  The allocated
land at Snetterton Heath, to the north of the A11, has been effectively fully developed.  A larger
area is allocated to the south of the A11, and whilst there is a good deal of undeveloped land
here, much of this has not been brought forward for development or is available only on a
leasehold basis.  

2.4  Development of the application site would allow the company to expand and consolidate
manufacturing, storage, distribution, sales and administrative operations on a single site.  The
applicant states that such expansion is critical to the continued success of the company.  The
location of the site would be sufficiently close to existing operations to enable existing staff to be
retained and relationships with local firms and suppliers maintained.  The application site would
also provide good access to the primary road network, a key consideration for the business.
Approximately 110 staff would be employed at the proposed new factory. 

2.5  It is also relevant to note that Snetterton Heath is identified in the Core Strategy as a
strategic location for employment growth due to its location on the A11 corridor and close
proximity to Attleborough.  Policy CP03 targets the creation of 500 - 1,500 new jobs here by 2021
and proposes the allocation of some 20 hectares of employment land in addition to that currently
included in the defined employment area.  This additional has yet been allocated.  This approach

 ASSESSMENT NOTES
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is set to continue in the emerging Local Plan.  In broad locational terms the proposal would be
consistent with the overall strategy to encourage employment development at Snetterton.  

2.6  Although the application site lies outside the defined employment area, it is close to it and
would form a logical addition to the existing commercial area to the north of the A11.  The
location of the site would not prejudice the comprehensive development of the adjoining land to
the west, should that be proposed at a later date.  Space would also be left for the potential
expansion of the existing businesses to the east.  

2.7  National planning policy as set out in the NPPF also provides strong support for economic
development generally.  Paragraph 19 sets out the Government's commitment to ensuring that
the planning system does everything it can to support sustainable economic growth and advises
that significant weight should be given to the need to support such growth.  As set out below, the
proposal would not cause significant harm to the character of the area and would be acceptable
in transport terms.  For these reasons, it is considered that the proposal would constitute
sustainable economic growth of the sort supported by the NPPF.  

2.8  On this basis, it is considered that the combination of relevant factors set out above,
particularly in relation to the scheme's employment and economic benefits, provide a reasoned
and suitable justification for approval of the proposed development as an exception to Core
Strategy Policy DC07.  The principle of the development is considered to be acceptable therefore.

3.0  Character and appearance

3.1  Core Strategy CP11 seeks to protect the countryside for the sake of its intrinsic beauty and
rural character.  To this end, Policy CP11 requires the release of land for development to have
regard to the findings of the Council's Landscape Character Assessment (LCA).  New
development should be designed to be sympathetic to key landscape features.  

3.2  The site falls within the Snetterton Heath Plateau landscape character area, key
characteristics of which include a strong sense of openness, large scale arable fields, with the
generally flat and elevated terrain providing long distance panoramic views and prominent
skylines.  

3.3  The proposed development would be substantial in scale and would extend the existing area
of commercial development westwards into an area of open countryside.  The proposed
development would inevitably reduce the openness of its surroundings and have an urbanising
effect.  Some harm to the character and appearance of the surrounding rural landscape would
thus be caused.  

3.4  Short and medium distance views of the proposed development would be available from the
A11 and the Snetterton Interchange when approaching from south-west and east respectively.
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The development would also be visible from Chalk Lane when approaching from the north,
although views would be heavily filtered by existing vegetation and development.  The
development would not, however, be a particularly prominent feature in wider landscape views
due to the screening effects of the surrounding topography and existing vegetation and
development.  The visual impacts of the scheme would therefore be localised.  

3.5  The effects of the proposal on the immediate locality would be limited to an extent by the
presence of existing large scale industrial/warehousing development just to the east, which itself
dilutes the rural character of the area.  The scale, design and materials of the new factory would
be consistent with those of other buildings within the nearby employment areas, and in this
context the proposal would not appear out of place.  The design of the building, particularly its
use of different coloured cladding, the external expression of bays and the extensive use of
glazing to office areas, would also help to break up its bulk and add visual interest.  

3.6  The submitted scheme proposes landscaping to the perimeter of the site.  Whilst this would
enhance the appearance of the development when viewed close to, it is considered that a more
extensive landscaping scheme would be needed to successfully assimilate the development into
the surrounding rural landscape.  The applicant has agreed in principle to this.  Such landscaping
would also have the additional benefit of softening the impact of existing development to the east,
which presents a rather hard edge to the countryside currently.  

3.7  It is concluded, therefore, that whilst a degree of harm would be caused to the character and
appearance of the rural landscape in conflict with Policy CP11, this harm would not result in
significant adverse effects and could be mitigated in part by appropriate landscaping.  

4.0  Traffic 

4.1  A good deal of local concern has been raised about the effects of traffic generated by the
proposal, particularly on minor roads in the vicinity, such as Chalk Lane which links Snetterton
Heath with the main village of Snetterton to the north.  However, neither Highways England nor
Norfolk County Council has objected to the application or raised concerns about effects on the
surrounding highway network.  

4.2  The applicant estimates that 5-10 HGVs would visit the site daily.  These would generally
access the factory directly from the A11 trunk road via the existing grade separated junction, the
proximity of which to the site was a significant factor in the selection of this location.  The
company also operates a fleet of around 40 vans which make deliveries throughout the south-
east region on a daily basis.  Again, the majority would use the A11, travelling south to the A14.
Currently, only one vehicle makes deliveries in Norfolk once a week.  

4.3  The applicant's original facility at Watton would continue to operate and it is estimated that
one HGV per day would travel between Watton and Snetterton.  The applicant has indicated that
this vehicle would be directed to take an appropriate route, avoiding local villages.  In any event,
weight restrictions at Shropham would prevent this vehicle using Hargham Road and Chalk Lane.
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 It is also suggested that contracting the size of operations at Watton and closing the Hingham
facility would reduce goods vehicle traffic generally on local and more 
minor roads.  

4.4  In terms of staff traffic movements, current employees would commute from Watton,
Thetford, Attleborough, Dereham and Norwich.  It is understood that some car-sharing already
occurs and this could be encouraged further by the adoption of a Workplace Travel Plan,(a
planning condition is recommended in this respect).  Two daily production shifts would operate
and there would be different start times for delivery drivers and office staff.  Staff movements
would thus be spread across the day.  The applicant also anticipates that location of the factory
would enable a larger pool of labour to be accessed along the A11 corridor, the likely effect of
which would be to reduce commuting from Watton in the longer term.  

4.5  Taking these considerations into account, it is concluded that appropriate and safe access
would be provided.  Commercial traffic generated would not be excessive in level and would in
the main access the development via the existing trunk road network.  Staff traffic movements
would be dispersed more widely, but are likely also to focus on the A11 and other local distributor
roads.  Significant effects on local minor roads are unlikely to occur therefore.  On this basis the
proposal is considered to be acceptable in highway terms.  

5.0  Other matters

5.1  Effects on local amenity - The proposed manufacturing process would involve the selection,
chopping and blending of raw meat, vegetables, fruit and other natural foods to create dog and
cat foods.  Food would be delivered and stored in a frozen or chilled state and no cooking would
be carried out.  A range of other pet food in cans, pouches and in dried form, which is
manufactured elsewhere, would also be stored and distributed from the site.  On this basis it is
considered that the proposal would not be likely to result in the emission of unacceptable odours.
Some noise and disturbance would be generated by general activity and traffic, but given the
presence of other commercial activities, the nearby trunk road and the distance to residential
properties, it is not considered that this would have any significant effect on the locality.  The
Council's Environmental Health Officer has raised no objection to the proposal subject to
conditions.  The proposal would not conflict therefore with Policy DC01, which seeks to protect
local amenity.  

5.2  Ecology - The site is considered to be of low ecological value being open arable land.  The
existing buildings to be removed, which are former wartime Romney huts, are not considered to
provide suitable habitat for bats or owls.  

5.3  Loss of agricultural land - Some local concerns have been raised about the loss of
agricultural land.  The site is currently in arable cultivation and extends to some 2.9 hectares.
The NPPF states that local authorities should take into account the economic and other benefits
of the best and most versatile agricultural land, particularly in plan making when decisions are
made on which land should be allocated for development.  Where significant development of
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Planning Permission

1001
3007
3047
3380
3408
3510
3518
3548
DE14
ER18
HA24

This decision is subject to these CONDITIONS:-
Full Permission Time Limit (3 years)
In accordance with submitted
Archaeological work to be agreed
Landscaping - details and implementation
Height limit for storage
Noise level restriction
Full details of external lighting
Non standard design condition
Construction Method Statement
Provision of parking and servicing - when shown on plan

 RECOMMENDATION

 CONDITIONS

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.  Due to the relatively small
size of the site it is not considered that its loss from agricultural production would be significant.  

5.4  Power supply - Development at Snetterton Heath has been constrained by limitations on the
local power supply network.  However, the applicant has confirmed that UK Power Networks has
offered a power supply which is adequate to meet initial requirements.  A detailed study of the
proposed power demand is being undertaken and an updated offer will be sought from the
provider as necessary.  It is also intended to utilise part of the extensive roof of the new factory to
generate electricity by photovoltaic solar panels.  

6.0  Conclusion

6.1  The proposal would provide a significant investment in economic development at Snetterton
Heath.  Although outside the defined Employment Area, the proposal would nevertheless be
consistent with the Council's identification of the area for strategic employment growth and with
the Government's wider growth agenda.  The proposal would secure existing jobs and create
additional employment.  Significant weight must be given to this consideration in the planning
balance.  The site benefits from good links to the strategic road network and there is nothing to
indicate that it would be likely to result in significant increases in traffic on unsuitable local roads.
Nor is it considered likely that the proposal would give rise to other material adverse
environmental effects due to noise or smell.  Whilst the proposal would cause some harm to the
rural landscape, for the reasons set out above, it is not considered that this effect would be
significant.  Weighed against the benefits of the proposal, the harm to landscape would not
amount to a compelling reason for refusal.  

6.2  Overall, it is considered therefore that the proposal amounts to sustainable development to
which the presumption in favour would apply.  It is recommended therefore that permission is
granted subject to conditions.  
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HA27
HA43
A
HA43
B
3860
3870
3996
4000
2014

Cycle parking - achievable
Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Non-standard drainage condition
Non-standard drainage condition
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

8

SNETTERTON
Grange Farm
Chalk Lane

Twells Partnership
Grange Farm Chalk Lane

Plandescil Ltd
Connaught Road Attleborough

Extension to access road & creation of drainage lagoon  

Full

3PL/2015/0982/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

Highway safety.
Character and appearance.
Ecology.

 KEY ISSUES

Permission is sought to extend an existing roadway to serve future commercial development at
Snetterton Heath.  The proposal would extend a recently constructed access road linked to the
A11 Snetterton interchange.  The new road would extend for some 300 metres and would be
constructed to industrial estate road specifications, with a 7.3 metre carriageway and 2 metre
footways.  The roadway would be drained to a proposed infiltration basin.  

The application site comprises an area of some 0.9 hectare of agricultural land to the north and
west of the Snetterton Heath Employment Area.  The site is bounded on all sides by open land,
beyond which there is established commercial development on Chalk Lane to the east, the
International Horse Rescue Centre to the north and a solar farm to the south-west.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

 EIA REQUIRED

The proposal is linked to a major development application 3PL/2015/0967/F.  That application is
included on this agenda.  

 REASON FOR COMMITTEE CONSIDERATION
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Planning permission was granted in December 2012 for a new roadway off the Snetterton
Interchange into the site.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.04
CP.11
NPPF

NPPG
NP

Infrastructure
Protection and Enhancement of the Landscape
With particular regard to paras. 6-14, 18-21, 32, 34, 109, 112.

National Planning Practice Guidance
Neighbourhood Plan: None applicable

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

SNETTERTON P C -   
Snetterton Parish Council wish to object in the strongest possible terms to the application ref
3PL/2015/0982/F on the following grounds:  

The proposed site of the intended development of the agricultural land north of the A11 is outside
the designated employment and development area for Snetterton Heath and therefore contrary to
policy.  There is, therefore, no necessity to extend the current roadway or create a drainage
lagoon.  

Snetterton Heath hasn't got the infrastructure in place to accommodate any additional
development ie: electricity supply is not sufficient.  

The original planning consent referred to in the design and access statement was for the purpose
of access to the potato store, straw barn by agricultural vehicles and the solar park, for
maintenance vehicles only.  

The application should not over-ride current Government planning policy.  

No.  

Not Applicable.  

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

BRECKLAND ASTRONOMICAL SOCIETY    

No objection subject to conditions.  

It is noted that the access road is to remain private and since this will be directly served by A11
Trunk Road.  I would advise you obtain the views of Highway England.  As with the previous
application 3PL/2012/1067 this advice relates to the access road only and does not relate to any
future development proposals.  

A Preliminary Environmental Appraisal (PEA) and any further surveys as required by the PEA
should be undertaken and reported prior to the determination of this application.  

No objections or comments on the grounds of contaminated land.  

No objections.  

In designing the access road at Snetterton Industrial site, it should be noted that our astronomical
observatory is very close and is a Dark Sky Discovery site of the highest grade (milky way class).
We already have problems with escaping light due south of our observatory (the best direction for
astronomy) - due to the DPD depots. We are happy with expansion and safe lighting if it means
light is directed well. Norfolk is the second darkest and one of the most rural counties in England
and attracts many astronomy and nature tourists and is a haven for wildlife that rely on rural
darkness. We insist lighting design follow recommended CPRE guidelines, and in so doing also
avoid unnecessary light pollution as well as energy consumption. Light should not be allowed to
trespass out of the boundary.  Keep all light fittings horizontally shielded and downward pointing,
i.e. not allowing direct light to shine above the horizon outside the area. Lighting should be
switched off when not in use and should not be of excessive wattage. 

SHROPHAM P C -   
The unanimous view of Shropham Parish Council is that all traffic to and from the site should be
via the A11.  Shropham has a 7.5 ton weight restriction limit and the Police recognise the
Hargham/Watton road through the village as a rat run.  The sharp bends in front of Shropham
House are a dangerous area particularly with fast moving tractors and trailers approaching from
the direction of Watton having to go on to the crown of the road to avoid an overhanging tree.
There have been accidents and injury at these bends.  Highways have rejected all traffic calming
measures and it is important not to exacerbate the already problematic traffic through Shropham.

Shropham Parish Council requests that a condition be placed on these applications to ensure that
a traffic routing agreement be imposed that would prevent traffic accessing or egressing the
proposed development from using the local road network and instead be restricted to the A11
and the Snetterton gyratory. 
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Objections have been received from a number of local residents.  Concerns raised relate to:

- loss of rural character
- light pollution
- increased traffic on local rural roads
- lack of infrastructure
- air quality
- loss of agricultural land  

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is linked to a major development
proposal,(ref 3PL/2015/0967/F),included on this agenda).  

2.0  Principle of development

2.1  The application seeks permission only for the construction of a new roadway.  Although
details of potential future commercial development adjacent to the road are shown indicatively,
these do not form part of the application.  A separate planning application,(ref
3PL/2015/0967/F),has been submitted for the development of land to the west as a pet food
factory.  The alignment of the proposed road would not prejudice any further planned commercial
development, and indeed would allow for the potential expansion of existing business to the east.
Subject to environmental and highway safety considerations,(see below), the principle of
development is considered to be acceptable.  

3.0  Character and appearance

 ASSESSMENT NOTES

CPRE NORFOLK    

The lack of glare achieved through good design has been shown to achieve a more pleasant,
tranquil appearance, as well as being more eco friendly. In addition, a recent study shows that
maintaining rural darkness is,(contrary to opinion),not detrimental to security.  

CPRE Norfolk is especially concerned that the expansion of an area for industrial estate usage
has the potential to increase light pollution in an area classified as Rural Dark Landscape in the
Norfolk County Council Environmental Lighting Zones policy.  

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 

MR J.P. COWEN -  No Comments Received 

MR W H C SMITH -  No Comments Received 
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Planning Permission RECOMMENDATION

 CONDITIONS

3.1  The proposed roadway would run across an open agricultural field, and would inevitably alter
the appearance of the site and have an urbanising effect.  However, the roadway would not be a
prominent feature in the landscape.  Whilst the roadway would be visible in some short distance
views when approaching from the south and east, it would be seen in the context of adjacent
large scale commercial development and would not appear unduly out of place.  Due to the
nature of the proposal, its effect on the wider landscape would be very limited.  Landscaping to
the roadway could be required by condition in order to help assimilate the development into its
immediate surroundings.  No street lighting is proposed.  It is considered therefore that the
proposal would not result in any significant harm to the character and appearance of the area.

4.0  Highway safety

4.1  Although not intended for adoption by the Highway Authority, the proposed roadway has
been designed in accordance with the relevant NCC standards and specifications for industrial
estate roads.  The width, alignment and construction of the road are therefore considered suitable
for its intended use.  No objections have been raised by either the Highway Authority or Highways
England.  It is considered therefore that the proposal would provide a safe means of access.  

5.0  Ecology

5.1  The site is considered to be of low ecological value being open arable land.  The buildings
proposed for demolition, which are wartime Romney huts, are not considered to provide suitable
habitat for bats or owls.  

6.0  Other matters

6 1  A number of the local representations made in relation to the application refer to the likely
effects of potential further commercial development.  However, as noted above, such
development does not form part of this application.  Planning applications must be determined on
their own merits.  

6.2  Given the small land take of the proposal, no significant loss of agricultural land would result
from the proposal.  

7.0  Conclusion

7.1  For the reasons set out above, it is considered that the proposal would not cause material
harm to the local environment or to highway safety.  The application is therefore recommended
for approval subject to conditions.  
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1001
3047
3007
3380
3408
3860
3870
3996
4000
2014

This decision is subject to these CONDITIONS:-
In accordance with submitted
Full Permission Time Limit (3 years)
Archaeological work to be agreed
Landscaping - details and implementation
Drainage condition: surface water
Drainage condition: oil interceptors
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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9

CRANWORTH
Fredericks Loke
Southburgh

Mr Simon Cole
c/o Agent 

Sketcher Partnership Ltd
First House Quebec Street

Residential development ( three dwellings ).  

Full

3PL/2015/1012/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

The principle of the development of this site having regard to:

1.  Policy
2.  Impact on the character and appearance of the area
3.  Highway impact  

 KEY ISSUES

This full application relates to the provision of three dwellings on 0.26 hectares of land at
Southburgh.  The development is the same as that submitted under planning application
,(3PL/2015/2014/0218/F), which was refused by the Council on 30 May 2014 and subsequently
dismissed at appeal on 22 January 2015.  The application is accompanied by a tree report.  

The application site is located outside of the Settlement Boundary in an area defined as open
countryside.  The site is situated on the western boundary of Southburgh.  It comprises overgrown
grassy land behind a significant semi-mature hedge adjacent the road.  Existing properties bound
the site to the east, although open fields are beyond the site to the west and south.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Barbara Greengrass

This application is referred to Committee as it has been called in by the local Councillor.  

 REASON FOR COMMITTEE CONSIDERATION
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Planning permission was refused in 2010 for seven dwellings on the site (3PL/2010/1044/O
refers).  
Planning permission was refused in 2011 for seven dwellings on the site, subsequently dismissed
at appeal in December 2011 (3PL/2011/0458/O refers). 
Planning permission was refused on 30 May 2014 for three dwellings on the site, subsequently
dismissed at appeal in January 2015 (3PL/2015/2014/0218/F refers).  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.11
CP.14
DC.01
DC.02
DC.04
DC.05
DC.13
DC.16
DC.19
NP
NPPF

NPPG

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Flood Risk
Design
Parking Provision
Neighbourhood Plan
With regard to paras 47 & 49.  

National Planning Practice Guidance

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

Affordable housing provision is secured through S106 Legal Agreement to meet local affordable
housing needs.  

The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites.  This could include, where necessary, for development to
deliver site specific open space, connection to utility services,(as required by legislation),habitat
protection/mitigation, transport improvements and archaeology.  

No agreed undertaking has been submitted by the applicant for the required contribution towards
affordable housing provision and therefore the application is contrary to the requirements of policy
DC04 of the Core Strategy.  

 CIL / OBLIGATIONS
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HISTORIC ENVIRONMENT OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

The proposed development site is located in an area where artefacts of Roman and Saxon date
have previously been recorded.  Consequently there is potential that heritage assets with
archaeological interest ,(buried archaeological remains of Roman and Saxon date), are present
at the proposed development site and that the significance of these may be adversely affected by
the proposed development.  Our recommendations remain the same as for the previous
application at this site.  

If planning permission is granted, we therefore ask that this be subject to a programme of
archaeological mitigatory work in accordance with National Planning Policy Framework
paragraph 141.  

As you are aware this Authority has previously considered similar applications for the erection of
7 dwellings on this site ,(3PL/2011/0458), and subsequently 3 dwellings
,(3PL/2014/0218/F),.Following refusal of both applications the applicants appealed against the
respective decisions but in both cases ,(Appeal refs APP/F2605/A/11/2160818 and
APP/F2605/A/14/2221724), two separate inspectors dismissed the subsequent appeals.
No material changes have taken place.
The site is remote from schooling, shopping, local services, employment opportunities and public
transport provision which preclude any realistic opportunity of encouraging a modal shift away
from the use of the private car. Whilst two bus stops do exist to the east of the site the operation
is very infrequent.  
The NPPF not only supports the need for 'safe and suitable access for all people', but also
encourages the importance of being able to make everyday journeys without reliance on a car. It
is reasonable to assume residents of family homes such as these would need to access services
such as schooling and employment on a daily basis. In this instance the site is located outside

 CONSULTATIONS

CRANWORTH P C -   
The Parish Council would like to reiterate their previous comments to application
3PL/2014/0218/F, which is materially identical to this application and was refused at appeal in
January 2015.  According to paragraph 053 of the National Planning Policy Framework Planning
Practice Guidance local planning authorities have the power to decline an application for planning
permission which is similar to an application that, within the last two years, has been dismissed by
the Secretary of State on appeal.  

The site is also located outside a Settlement Boundary and is not considered a sustainable
location given the remoteness to local services.  This is contrary to paragraph 55 of the National
Planning Policy Framework.  

The proposal is remote from local service centre provision conflicting with the aims of sustainable
development contrary to the National Planning Policy Framework and Policy 5 of Norfolks¿ 3rd
Local Transport Plan, entitled Connecting Norfolk.  

An open space contribution pursuant to Policy DC11 is not required as a local nominated open
space project has not been identified in proximity of the site.  
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TREE AND COUNTRYSIDE CONSULTANT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

of any recognised settlement boundary and in a remote location; the nearest Service Centre
Village being Shipdham some 5km from the site.  
The significant distance between the site and essential local services, in Shipdham & further
afield, together with a lack of available local transport connections will render residents of the
properties reliant on the use of the private car and will preclude any realistic opportunity of
encouraging a modal shift to another, more sustainable, form of transport.  
The development is also contrary to local Policy 5 of Norfolk's 3rd Local Transport Plan ,(Entitled
Connecting Norfolk), which states 'new growth should be well located and connected to existing
facilities so as to minimise the need to travel and reduce reliance on the private car.'  
On the basis of the above information and Inspector Wilkinson's decision in January 2012 and
Inspector Napier-Dereres decision in February of this year I feel I have no option but to
recommend the application be refused for the following reason:
SHCR 33
The proposal is remote from local service centre provision conflicting with the aims of sustainable
development, the need to minimise travel, and the ability to encourage walking, cycling, use of
public transport and reduce the reliance on the private car as represented in national and local
policy. Contrary to the National Planning Policy Framework and Policy 5 of Norfolks¿ 3rd Local
Transport Plan, entitled Connecting Norfolk.  

The proposed development requires the removal of category B and one category A tree.  It
should be noted that these trees have all been classified as semi - mature and as such should be
considered as replaceable within a relatively short period of time.  Positioning of trees along the
site frontage beneath wires also means that long term sustainability without significant
intervention is likely. Owner ship of trees should be clarified as it maybe that some are on
highways land or possibly joint ownership with neighbours.  Replacement planting away from
wires would have greater long term landscape value, species should be specified (large maturing
species such as Oak should be selected).  There is unlikely to be any significant issues with
retained trees (T4 and T5) and proximity to proposed dwellings.  

The site is bordered by potentially valuable habitats including hedgerows and mature trees, and
is located in a rural area with woodland nearby.  Therefore, we would recommend that a
Preliminary Ecological Appraisal (PEA) is undertaken prior to determination of this application, to
allow the value of the habitats to be determined and the likelihood of protected species occurring
to be assessed.  Any further surveys as required by the PEA should also be completed and
reported prior to determination, together with recommendations for mitigation and enhancement
as appropriate.  

I have looked at the application submitted and, based on the information provided to me at this
time; I recommend approval on contaminated land grounds providing the development proceeds
in line with the application details and subject to the standard condition to alleviate environmental
concerns.  
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Three letters of objection have been received;

- No change from previous refused applications and as dismissed at appeal.
- Reasons for previous refusal still stand.  

 REPRESENTATIONS

The reason this application is being presented to Committee is because it has been called-in by
the local Councillor.  

1.0  Development Plan, NPPF and five year Land Supply  
 
1.1  The site is located outside the Settlement Boundary in an area of open countryside,(as
defined by policies SS1, DC02, CP01 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), 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 DC05.  The proposal should therefore be refused unless there are material
considerations that dictate otherwise.  The lack of a five year housing supply carries significant
weight in the consideration of the application.  

1.2  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 2.8 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.  

 ASSESSMENT NOTES

ENABLING OFFICER    

CLLR LYNDA TURNER    

Breckland's adopted Policy DC04 requires 40% affordable housing on all sites of five units or
more, or 0.17ha or more.  With a measured area of 0.26ha, this site is therefore liable for
affordable housing.  
 
In accordance with policy DC04, onsite provision is normally sought.  The unit should be
constructed to HCA standards, and transferred to an RP at a price which assumes no public
subsidy.  This is to ensure affordability in perpetuity.  

As Ward member for Cranworth.  I am in agreement with the comments from the Parish Council,
in that this is outside the settlement boundary, and unsustainable as there are no facilities.
However, permission has been given to the adjoining land, for the re-use of an outbuilding into a
dwelling. the applicant advises me today, 30th November, that he is willing to give a discount
(15/20%) for local people, to stay in the area, however the points raised about no facilities, public
transport etc. stand.
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1.3  The appeal history in relation to the site is a material consideration.  The Inspector's decision
to refuse the same proposal for three dwellings on this site in January 2015,is a strong material
consideration that carries with it very significant weight.  

1.4  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.  

2.0  2015 Appeal Decision

2.1  In January 2015 an Inspector dismissed an appeal for three dwellings on the same site.  The
Inspector observed that the proposal 'would introduce significant further built development into
this area, which would detract from the rural character of the surrounding landscape and result in
unacceptable visual intrusion into the open countryside'.  In respect to the sustainability of the
location, the Inspector was of the opinion that the proposal would 'result in the development of
new dwellings in the countryside that would be isolated from other nearby settlements and the full
range of services and facilities required to support their residential use'.  

3.0  Highway Impact

3.1  The comments of the Highways Officer also indicate concern at the unsustainable location of
the proposed development, contrary to the NPPF and Policy 5 of the NCC Local Transport Plan,
which states that new growth should be well located so as to minimise the need for travel and
reduce the reliance on the private car.  

4.0  Other matters

4.1  As the site area is over 0.17 hectares, Core Strategy policy DC04 requires 40% of the total
number of housing units proposed to be affordable.  No such undertaking supports the
application and as a result the application is contrary to policy DC04 of the Core Strategy.  

4.2  The applicant's tree survey provides for the removal of a number of semi-mature trees on the
site boundaries. Their removal and replacement by new trees is supported by the Tree
Consultant as the tree growth will in the long term be affected by the presence of overhead wires.
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Refusal of Planning Permission

9900
9900

Non-std reason for refusal
Non-std reason for refusal

 RECOMMENDATION

 REASON(S) FOR REFUSAL

Replanting would avoid these and give longer term landscape value. There is unlikely to be any
significant issues with retained trees and proximity to proposed dwellings.  

5.0  Conclusion

5.1  The Inspector's conclusions in respect to the previous development are clear, determining
that the site is in an unsustainable location and that the development would significantly harm the
open character at this location.  These conclusions mirror those of Officers at the time of the
previous application and they remain unaltered in respect to the current application.  

5.2 The application is also recommended for refusal as it does not provide for any affordable
housing on the site.  

5.3  No other material considerations of sufficient weight have been put forward by the applicant
to alter officers' view that the application does not represent sustainable development and
therefore is recommended for refusal.  
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ATTLEBOROUGH
Building Plot
Leys Lane

Mr Stephen Westrop
Catkin Cottage Slough Lane

Mr John Spencer
Magnum House Deopham Green

Erection of dwelling   

Full

3PL/2015/1058/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, siting and layout
Impact on amenity
Highway safety

 KEY ISSUES

The site seeks full planning permission for the erection of a one and half storey dwelling on land
which currently forms part of the garden area to Catkin Cottage.  Catkin Cottage fronts Slough
Lane and has a separate vehicular access off Slough Lane.  

The application site forms part of an extensive garden which extends to the rear of the property
and across to Leys Lane.

An existing access off Leys Lane, which currently provides access to a stable block and caravan
storage building, would be removed and a new access provided further to the south to serve the
new dwelling.

The dwelling would be constructed using red bricks and pantiles.

The stable and caravan storage building would be demolished as part of the proposal.  The
paddock, immediately to the south does not form part of the curtilage to the proposed dwelling.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Viv Bebbington

The application is referred to Planning Committee as it a departure from Development Plan
Policy.  

 REASON FOR COMMITTEE CONSIDERATION
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The site is located to the south of the town centre and the main railway line which divides Leys
Lane, affording pedestrian access only to the town centre.  Vehicular access to Leys Lane south
of the railway line is via Slough Lane, off the B1077.
The site is outside the Settlement Boundary of Attleborough.  It is a semi rural location close to
Attleborough, within a loose knit group of dwellings and commercial buildings.
The site measures 0.15ha and forms part of the garden to a dwelling immediately to the north
east, known as Catkin Cottage.  Immediately adjoining the site to the north is a further dwelling.
To the east beyond the curtilage to Catkin Cottage is agricultural land and to the west on the
opposite side of Leys Lane are paddocks.  To the south is residential development.

 SITE AND LOCATION

Planning permission was granted under reference 3PL/2015/0543/F in July for a dwelling in the
vicinity of the site.  The planning issues are considered similar to this proposal.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.10
CP.11
CP.14
DC.01
DC.02
DC.16
NP
NPPF

NPPG

Housing
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Not Applicable
With particular regard to paragraphs 7,8,47,49 & 55.  

National Planning Practice Guidance

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

Policy DC04 is not triggered as the site area is less than 0.17 Ha.
Policy DC11 is not triggered as there is no local recreation project.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as it is contrary to Policies DC02 and
CP14 of the Breckland Core Strategy 2009.  

2.0  Principle

2.1  The application seeks full planning permission for the erection of a detached one and half
storey dwelling on land outside a 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, paragraphs 47 and 49 of the National Planning Policy Framework (NPPF)
states that where an authority does not have an up to date five year housing supply and 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 in the context of the
presumption in favour of sustainable development.  

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 is of the right type and is available in the right places.
-  Social, by supporting, strong 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

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

No objection  subject to conditions.  

The details of required visibility splays and potential impact on those trees along the western
boundary of the site has been determined.  The loss of the hedge/ trees is considered acceptable
providing a new hedge is replanted to the rear of the proposed visibility splay.  

No objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.  

 CONSULTATIONS

ATTLEBOROUGH TC -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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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 new dwelling
and 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 is in a semi rural location
within a loose knit group of existing development, consisting of dwellings, commercial premises, a
single family traveller site and a proposed traveller site.  The proposal would consolidate the
existing pattern of development and give the immediate locality a more built up appearance.
Whilst this will result in some loss of character, the harm would be limited given the following
factors:
-  separation distance to the adjacent development;
-  the visual containment of the site by mature planting;
-  generous proportions of the site maintain a spacious character;
-  no views of the site from Slough Lane and limited views from Leys Lane.  
-  the site forms part of a residential curtilage of a dwelling and existing structures on the site
would be removed as a result of the proposal.
-  the proposal would not intrude into the open countryside and would not be isolated.  
The combination of all of these environmental factors together and not in isolation result in the
proposal satisfying the environmental role of sustainable development.

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

2.7  With regard to availability and delivery, this is a full application and the agent has confirmed
that the site is available making the development deliverable within five years to meet the housing
shortfall.  It is recommended that the time limit is reduced to two years for commencement in
accordance with other applications in Breckland, approved under the five year supply.  

2.8  With regard to whether this is a suitable location, the Settlement Boundary of Attleborough
lies 400m to the north- west of the site.  Attleborough has a wide range of facilities and services
and is identified in the Spatial Strategy as a Market Town for substantial growth.  The town can
be readily accessed from the site by foot or cycle across the railway line via Leys Lane.  The
proposal would not result in an isolated development in the countryside.  The scheme would
provide an additional house, generate some economic activity and be developed without causing
harm to the character and appearance of the area.  
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2.9  Paragraph 55 of the NPPF states that housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  

3.0  Design, Siting and Appearance

3.1  The proposed dwelling is simple in form and design, using a red brick and clay pantile to
match the existing dwelling.  The dwelling is in keeping with the existing form and character of the
area, consistent with Policy DC16.

3.2  The layout demonstrates that the proposal could be accommodated on the application site
and provide adequate parking and amenity space for both the existing and proposed dwelling.  

4.0  Impact on Amenity  

4.1  There is a good degree of separation between the proposed dwelling and the neighbouring
property to the north to ensure that existing residential amenity would be satisfactorily maintained.
 The proposal responds positively to DC01.  

5.0  Highway Safety

5.1  Access is proposed from Leys Lane via a new access located centrally along the site
frontage.  The existing access to the north is considered unacceptable due to inadequate visibility
splays.  It will be closed as a result of the proposal.  The Highway Authority has raised no
objection subject to conditions.

5.2.  The provision of the new access and visibility splays would result in part of the front hedge
being removed and therefore, a recommended condition requires for the replanting of the
boundary hedge along the visibility splay.

6.0  Other Matters

6.1  The Contaminated Land Officer raises no objection subject to a condition with respect to
unexpected contamination. 

7.0  Conclusion

In conclusion, it is considered that 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 the character
and appearance of the surrounding area.  Approval is therefore recommended subject to
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Planning Permission

3006
3047
3920
HA24
HA20
HA13
HA09
HA08
MT03
4000
3996
2001
2014

Full Permission Time Limit (2 years)
In accordance with submitted
Front boundary hedge to be re planted
Provision of parking and servicing - when shown on plan
Provision of visibility splays - conditioned
Access gates - configuration
Existing access - closure
New access - construction over verge
External wall and roof materials to be agreed
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

conditions.  
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LYNG
Lakeside Country Club
Quarry Lane

Manor Adventure
Culvington Manor Craven Arms

Lanpro Services
Brettingham House 98 Pottergate

Change of Use of buildings and land currently in C3 use ('Dwellinghouses' -
restricted occupancy) and D2

Change of Use

3PL/2015/1141/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact upon amenity
Impact upon ecology
Highway safety

 KEY ISSUES

A change of use is proposed for the application site.  Currently the application site comprises
holiday accommodation, a bar and bowls facilities (class D2 leisure use and class C3 self-
contained holiday accommodation).  In addition, the lakes are open to anglers for fishing.  The
proposed use is for an outdoor residential education centre offering a variety of outdoor and
indoor based activities (class C2 residential institution).  The proposals focus on providing school
children ranging in age from 8 - 16 with an outdoor education experience including structured and
targeted learning objectives.  

The proposals will utilise the existing buildings on site and no new buildings or building extension
works are proposed.  It is proposed to upgrade the existing access road to the site. Proposed
outdoor lake based activities are:
-  Open canoes and Kayaking.
-  Katakanuing
-  Sailing.
-  Raft building.
-  Stand up paddle boards.
-  Proposed outdoor land based activities are:

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Tipping

The application is referred to Planning Committee as the application is a major development and
of significant local interest.

 REASON FOR COMMITTEE CONSIDERATION
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-  Initiative exercises.
-  Nature trail.
-  Survival skills.
-  Camp craft skills.
-  Crate stacking.
-  Archery.
-  Orienteering.
-  Obstacle course.
-  High ropes.
-  Proposed indoor activities are:
-  Climbing.
-  Abseiling.
-  Artificial caving.

The application site is located off Quarry Lane in Lyng, Norfolk.  The north and west of the
application site is bound by the River Wensum.  Several large waterbodies, with associated
wetland habitats, lie to the south-west and east of the application site.  The wider landscape is
predominately arable fields and pasture, with a few small parcels of woodland.  

There are no public rights of way (PROW) within the site.  The site is affected by Flood Zones 1,
2 and 3.  The site is not located within a groundwater source protection area.  The northern
boundary of the site is effectively the River Wensum.  The river is a Site of Special Scientific
Interest (SSSI) and Special Area of Conservation (SAC).  The site does not accommodate any
listed buildings. There are a number of listed buildings within 1km of the site. All of these are
Grade II or Grade II* and are located within the village of Lyng.

 SITE AND LOCATION

3PL/2014/0373/F - revocation of part consent 3/90/1720/F (16 units - 1bed) and install 9 holiday
lodges (static caravans) and works - approved (subject to Section 106 agreement).  
3PL/2013/0375/F - Revocation of part consent 3/90/1720/F (16 units - 1 bed) and install 13
holiday lodges (static caravans) and works - refused dated July 2013.  
3PL/2009/0715/F - Erection of additional holiday accommodation in two blocks - approved dated
June 2013.  
3PL/2008/1197/F - Erection of 10 holiday units in two blocks - withdrawn dated December 2008.  
3pl/1990/1720/F - Erection of an indoor bowls rink together with holiday accommodation and
leisure facilities - approved dated January 1992.  
3PL/1990/0636/F - Erection of an indoor bowls rink together with holiday accommodation and
leisure facilities - refused dated August 1990.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14-12-2015

DC131_new

 CONSULTATIONS

CP.03
CP.10
CP.11
DC.12
DC.13
DC.18
DC.19
NPPF

NPPG

Employment
Natural Environment
Protection and Enhancement of the Landscape
Trees and Landscape
Flood Risk
Community facilities, recreation and leisure
Parking Provision
National Planning Policy Framework with particular reference to paras. 28,
32, 109, 117, 118 & 196.
National Planning Practice Guidance

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

SPARHAM P C -  No Comments Received 
ELSING P C -  No Comments Received 

LYNG P C -   
Lyng Parish Council met on Wednesday 11th November 2015 and considered the above
proposal. 

The Council accepts in principle, the change of use as described. 

Public representation has been received upon several key issues which the Council endorses:

1.-  The effect of noise upon residents whose properties abut the site.
2 -  The effect upon wildlife during the spring and summer months.
3 -  Light pollution.
4 -  Perimeter fencing.

The application site is predominately water, leaving little space for land based activity.  What
space is available, is found at the southern end of the site near residential dwellings.  The Council
suggests that a 'quiet' zone needs to be conditioned to ensure that noise nuisance is obviated.
As an additional measure, the activities which take place nearest to dwellings should be of a
suitably unobtrusive nature.  

Conditions should be set to minimise or mitigate disturbance to wildlife.  

Following earlier discussions with the applicant's agent, the Council is confident that light pollution
can and will be addressed.  The site has a history of light pollution and a condition should be set
as a safeguard for the future.  

Not Applicable

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

NORFOLK COUNTY COUNCIL HIGHWAYS    

We have no objection to this application.  

Natural England has no comments to make on this application.  

On the basis of the information submitted with the application, we have the following comments.  

The outdoor activities relating to the application will take place on "Lakes near Lyng" County
Wildlife Site (CWS 676) and this is recognised in the planning application.  

There is potential for disturbance to wildlife that depends on the CWS from some of the activities
proposed on the site and we are pleased to see that this is recognised in the ecological
management plan that accompanies the application.  

The management proposals within the plan include ensuring that the more sensitive areas of the
site are not subject to disturbance.  Although areas of lakes to be used for water-based activities
are mapped, it would be good to also map those areas where activities that could cause
disturbance will not take place, in order to ensure that impacts on species, using more sensitive
areas of the site are minimised.  This may need to include temporal as well as spatial exclusions,
such as avoiding use of lakes used by wintering wildfowl during the appropriate time of year.
This information should be included in the management plan.  If this application is approved,
there should be conditions to ensure that the proposals within the management plan are put in
place.  

Further to my earlier response of 16 November, and following the additional information supplied
by the applicant, I would advise as follows.

The site¿s current use as a D2 leisure facility and holiday accommodation is capable of
generating a large amount of vehicular traffic in particular when events are held in the main
building.  My understanding is that the existing 30 units of holiday accommodation are secured by
a S106 Agreement which limits the period of hire to the same person to a period of six months.  If
the accommodation is let on this basis then I would anticipate the vehicular traffic to be similar to
that generated by a private dwelling being around six movements per day per unit.  I further
understand that an application for additional holiday accommodation is also pending.  The new
C2 use proposes to provide residential accommodation and outdoor activities for up to 220
children at any one time.  We are advised that the site will be open from February to November
and that, based on similar facilities owned by the applicant, will operate from Monday to Friday.
In the main children will be transported by approximately five mini buses/coaches and will remain

The Council appreciates the necessity for perimeter fencing in the interest of site safety and
security.  Where fencing is erected, it should be sensitive to its location and unobtrusive.  

The Council would suggest that the Planning Committee would benefit from making a site visit as
part of their deliberations.  
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 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

on site until the end of the course.  Arrival and departure times are agreed in advance which will
assist in ensuring that large vehicles do not meet on the surrounding highway network.  Up to 40
staff can be accommodated on site but it is accepted that some staff may travel to the site on a
daily basis. It is estimated that this may result in 12 in and 12 out trips per  weekday during the
months of opening.  From the information supplied I do not consider that the proposed change of
use from D2.  Assembly and Leisure to C2 Residential Institution will materially increase vehicular
traffic.  I note that the applicant proposes to ¿up-grade¿ Quarry Lane and, as with previous
applications on this site, I would require the first 10m to be constructed in a bound surface to
prevent extraneous material being carried out onto the highway.  I would therefore not wish to
raise a highway objection subject to the following condition being imposed:-

SHC 08 (Variation)

Prior to the first occupation of the development hereby permitted Quarry Lane shall be
 resurfaced for at least its first 10m (as measured back from the nearside edge of the adjacent
carriageway) in accordance with details to be submitted to and approved in writing by the Local
Planning Authority, in consultation with the Highway Authority.

Reason:

To ensure satisfactory access into the site and avoid carriage of extraneous material onto the
highway.  

The proposals do not appear to have any implications relating to trees on the site.  Therefore I
have no objections.  

No objections subject to revised management plan.  

No objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.  

No objections subject to contaminated land condition.  

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 
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Seven letters/emails have been received by the Local Planning Authority, which make the
following summarised comments and observations;
-  Activities will generate significant noise blight
-  lack of detail within ecology report
-  Significant improvement to the existing use
-  More cohesive development and constructive use of the site
-  Provide more employment opportunities
-  Concerns over conducting outdoor activities in very close proximity to neighbouring properties
-  unmade access roadway generate noise and dust from traffic usage
-  Negative effect on existing businesses within Lyng
-  Potential light pollution
-  Potential risk of public or statutory nuisance arising from noise and light pollution
-  possible impacts upon wildlife
-  Flood risk issues

1.0  The application is referred to Planning Committee as the application is for a major
development, as well as there being significant local interest.  

2.0 Principle

2.1  The site is a well-established outdoor recreation and holiday accommodation facility.  The
existing use is essentially retained given that the proposed use will still be providing recreational
facilities and accommodation, though limited to school users.  Other users of facility may include
the local community, though this does not form part of the application being considered.  

2.2  Planning policy DC18 (Community Facilities, Recreation and Leisure) states that 'Proposals
for community, recreation and leisure facilities in other rural settlements will be permitted where it
can be demonstrated that it will provide for an identified local need and is of community benefit,
the settlement is isolated from another similar facility and the development represents the most
sustainable option to meet the identified need'.  

2.3  The proposal will provide employment for up to 40 new members of staff, including trainers
and managers, etc.  It is envisaged that most of the staff will reside on site.  Accordingly, it is
reasonable to assume that both staff and visitors using the facility will use local services and
shops.  

2.4  The Statement of Community Involvement, (SCI - dated September 2015), submitted with
the application identifies that Manor Adventure intends to work with and become part of the
community.  In addition, the applicant has added that the company ,(Manor Adventures), would
look to deal with custodianship of the site, which would improve the situation.  

3.0 Impact upon amenity

3.1  Policy DC01 of the Core Strategy and Development Control Policies Document relates to the
Protection of Amenity.  Development will not be permitted where there are unacceptable effects

 ASSESSMENT NOTES
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on the amenities of the area of the residential amenity of neighbouring occupants.  

3.2  Local residents residing along the southern boundary of the site have raised concerns
predominantly regarding noise from outdoor activities taking place and lighting (proposed and
existing).  

3.3  In respect of noise, the proposed activity does not trigger a noise impact assessment to be
carried out.  However, it is understood from the applicant that activities involving the children will
be carried out in groups of approximately 12 pupils under supervision.  The different activities,
whether water-based, outdoors or indoors, will be held at different times throughout the day.
Additional information has been requested from the applicant to identify the location of the
outdoor activities, specifically where physical structures are proposed.  It should also be noted
that a number of activities will be water-based or indoors, and as such, located some distance
away from residential properties.  

3.4  Concerns have also been raised in respect of lighting.  This appears, in part, to be an
existing issue with the current occupants of the leisure facility.  The applicant is proposing
additional lighting within the site, but will form part of an overall lighting strategy.  A condition will
also be appended to the permission requesting details of lighting to be submitted and agreed.  

3.5 In terms of operating hours, the site will be operated on a seasonal basis, running from
February/March to November with a peak period of April to July.  It is also understood that the
site will mainly operated during school term times and on Mondays through to Fridays.  Activities
will start at 9am and finish at 8.30am.  Water-based activities do not take place after dinner in the
evenings. Furthermore, the Environmental Health Officer has not raised an objection.
Nevertheless, the operational hours of all outdoor activities will be restricted by condition in order
to protect residential amenity.  

4.0  Impact upon Ecology

4.1  The site borders the River Wensum Site of Special Scientific Interest (SSSI) and Special
Area of Conservation (SAC) to the north.  The water bodies themselves are designated a County
Wildlife Site (CWS).  

4.2  A Management Plan (dated September 2015) accompanies the application, which details the
ecological constraints of the site and how the proposed water-based and land-based activities
can be managed.  The Management Plan identifies that a number of activities are proposed to
take place on the lakes which has the potential to impact directly upon the marginal vegetation
and on water quality. As such, there will be no motorised activities will take place on the lakes
accept for the use of a safety boat.  In addition, the lakes which are subject to water-based
activities will be demarcated in certain areas with floating booms to prevent damage and
disturbance to vegetation at the edge of the lakes and create a buffer between the activities and
the River Wensum SAC SSSI.  One metre high fencing is also proposed to be erected along the
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northern boundary of the site in order to prevent access to the river by students and prevent
trampling of bankside vegetation.  Lighting has also been considered as part of the Management
Plan.  It is understood that the lighting will be confined to the amenity grassland and car parking
areas to the south.  Any proposed lighting will be 'bat sensitive'.  

4.3  Other ecological constraints have been considered through the Management Plan, including
water birds, reptiles and Great Crested Newts, Otter, Bats and Flora.  Such constraints have
informed the management of the site and activities as indicated in paragraph 4.2 (above).  

4.4  Natural England were consulted as part of the application process but raised no objections to
the proposal.  The Council's ecologist and the Norfolk Wildlife Trust are supportive of the
Management Plan.  A condition will be appended to ensure that the Management Plan is carried
out in full.  

5.0  Highway safety

5.1  As part of the proposal, the applicant has advised that there will be improvements to Quarry
Lane with the access road being resurfaced.  

5.2  It is also understood that the site activities will generate approximately four coaches per week
to deliver school children to the site.  In addition, it is anticipated that there will be three food
deliveries a week as well as routine vehicle movements of staff and visitors throughout the week.

5.1  In assessing the details submitted the County Highways Authority has confirmed that they
require further information to be submitted so that full consideration can be given to the proposal.
The requested additional information has yet to be submitted and considered by the County
Highways Authority.  The details of any response will be provided as a supplementary to this
report.  

6.0  Other matters

6.1  The applicant is proposing to enhance and improve the perimeter landscaping and within the
site and is mainly focused around the southern boundary.  A planning condition will be appended
requesting details of a landscaping scheme to be submitted for approval.  In addition, the Trees
and Countryside Consultant has not raised any objections to the proposal.  

6.2  A Flood Risk Assessment has been submitted in support of the application. The Environment
Agency has raised no objections to its findings, with the conclusions and recommendations
contained therein considered acceptable.  

6.3  It is noted that Lyng Parish Council accepts the proposed change of use in principle.
However, the Parish Council endorse several key issues raised by the public, which include:
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Planning Permission

3007
3047
3056
3405
3408
3412
3519
3536
3547
ER02
3944

Full Permission Time Limit (3 years)
In accordance with submitted
In accordance with Management Plan
Fencing/walls - details and implementation
Landscaping - details and implementation
Trees/hedges to be retained
No loudspeaker etc outside the buildings
Hours restriction and no weekend working
Lighting Pollution
External lighting hours
Contaminated Land - Desk Study/Site Investigation

 RECOMMENDATION

 CONDITIONS

-  the effect of noise upon adjacent residential properties,
-  the effect upon wildlife during the spring and summer months,
-  light pollution, and
-  perimeter fencing.  

6.4  The matters raised by the Parish Council are considered to be appropriately addressed
within the planning submissions, specifically the Management Plan.  In addition, the application
has been consulted widely with statutory and non-statutory consultees with no objections being
received from such consultees. Furthermore, appropriately worded conditions will be appended to
the permission where considered necessary to protect residential amenity.  

7.0  Conclusion

7.1  The proposed change of use of land and buildings from Dwellinghouses of Restricted
Occupancy (Class C3) and Assembly and Leisure (Class D2) to Residential Institution (Class C2)
is considered acceptable.  The proposed use is not dissimilar to that already existing, albeit with
carefully managed water-based and land-based activities for school children.  The Management
Plan submitted with the application clearly identifies then sensitive nature of the water bodies and
of the wider setting, given the River Wensum SAC SSSI and the site itself being a CWS. Specific
concerns over lighting and noise have been appropriately considered and do not give rise to any
significant detrimental effect on residential amenity.  In respect of highway matters, the existing
Quarry Road access is to be resurfaced which is considered betterment to the current situation.
It is also acknowledged that the proposal would also benefit local shops and services from
children and staff using such facilities.  

7.2  Subject to the imposition of conditions relating to; highways matters, contamination, ecology,
landscaping scheme, lighting and operational hours, the application is recommended for
approval.
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OR07
OR09
2014
2000
3921
3954
3956
3964
3972
3993
3996

No Occupation during winter months
Non standard occupancy restriction
Criterion E - Planning Apps Where Approved
NOTE:  Application Approved Without Amendment
Contaminated Land Informative 1
NOTE:  Change of use only (Building)
NOTE:  Change of use only (Land)
NOTE:  Consent required for adverts
NOTE:  Bats and Owls
NOTE: Flood Zone
Note - Discharge of Conditions
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ATTLEBOROUGH
Coombe-Martin
Hargham Road

Mr Richard Adcock
Coombe-Martin Hargham Road

Sturdivant Design Consultants Ltd
Blackberry Cottage Cranworth

Erection of two bungalows   

Outline

3PL/2015/1186/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 

Development outside settlement boundary
Highway Safety.

 KEY ISSUES

The proposal seeks outline planning permission for the erection of two bungalows.  Access forms
part of the application.  All other matters are reserved.

An indicative layout has been provided which provides for two detached bungalows and detached
garages sited to the rear of two existing bungalows fronting Hargham Road

Access to the site would be via an new access sited in between the two existing bungalows.  The
existing outbuilding and garages would be demolished.

The proposal includes a tree survey schedule.

The site lies south of the Settlement Boundary of the town of Attleborough.  The site currently
forms part of the rear garden to two bungalows.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

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

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objection subject to conditions

Community and Environmental
Services

 CONSULTATIONS

CP.01
CP.10
CP.11
CP.14
DC.01
DC.02
DC.16
DC.19
NP
NPPF

NPPG

Housing
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
Not applicable
With particular regard to paragraphs 7,8,47,49 & 55

National Planning Practice Guidance

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 

ATTLEBOROUGH TC -   
No comments.  

No

 EIA REQUIRED

Policy DC 4 is not triggered as the site area is less than 0.17Ha
Policy DC 11 is not triggered as there is no local recreation project.

 CIL / OBLIGATIONS
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County Hall
Martineau Lane
Norwich
NR1 2SG
Viv Bebbington
Breckland Council
Elizabeth House
Walpole Loke
Dereham
Norfolk
NR19 1EE
NCC contact number: 0344 800 8020
Textphone: 0344 800 8011
Your Ref: 3PL/2015/1186/O My Ref: 9/3/15/1186
Date: 27 November 2015 Tel No.: 01362 656211
Email: kay.gordon@norfolk.gov.uk
Dear Mrs Bebbington
Attleborough: Erection of two bungalows
ATTLEBOROUGH Coombe-Martin Hargham Road NR17 1BA
Thank you for re-consulting me in respect of the above application.
The site lies outside of the main settlement of Attleborough and Hargham Road lacks
satisfactory pedestrian refuge or street lighting in this location. Consequently the residents
will have a high reliance on travelling by car to access amenities and services however I
consider would have difficulty in substantiating a highway objection in this instance given
the limited number of dwellings involved.
The further information supplied on 25 November , together with Drawing 150803-12,
details acceptable access and visibility arrangements and I would therefore not wish to
raise a highway objection subject to the following conditions being imposed:-
SHC 10
Prior to the first occupation of the development hereby permitted the vehicular access
indicated for improvement on drawing number 150803-12 shall be upgraded / widened to
a minimum width of 4.5 metres in accordance with the Norfolk County Council residential
access construction specification Trad 4 (attached) for the first 5 metres as measured
back from the near channel edge of the adjacent carriageway. Arrangements shall be
made for surface water drainage to be intercepted and disposed of separately so that it
does not discharge from or onto the highway carriageway.
SHC 20
Prior to the first occupation of the development hereby permitted a visibility splay
measuring 2.4m x 100m shall be provided to the north east and 2.4m x 120m to the south
west of the access where it meets the highway and such splays shall thereafter be
maintained at all times free from any obstruction exceeding 1.05 metres above the level
of the adjacent highway carriageway.
Reason: In the interests of highway safety.
SHC 24
Prior to the first occupation of the development hereby permitted the proposed access
and turning area shall be laid out, demarcated, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use.
Reason: To ensure the permanent availability of the parking / manoeuvring area, in the
interests of highway safety.
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SHC 05
Prior to the commencement of the development hereby permitted full details (in the form
of scaled plans and / or written specifications) shall be submitted to and approved in
writing by the Local Planning Authority in consultation with the Highway Authority to
illustrate the following: -
i) Parking provision in accordance with adopted standard.
Inf. 2
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing.
It is an OFFENCE to carry out any works within the Public Highway, which includes a
Public Right of Way, without the permission of the Highway Authority. Please note that it
is the Applicants¿ responsibility to ensure that, in addition to planning permission, any
necessary consents or approvals under the Highways Act 1980 and the New Roads and
Street Works Act 1991 are also obtained from the County Council. Advice on this matter
can be obtained from the County Council¿s Highway Development Management Group.
Please contact Kay Gordon 01362 656211.
If required, street furniture will need to be repositioned at the Applicants own expense.
Public Utility apparatus may be affected by this proposal. Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at
the expense of the developer.
Yours sincerely
Highways Development Management Officer
for Executive Director for Community and Environmental Services

Verge Crossing (Kerbed) -
Typical Residential Access Details
November 2011
NTS
Notes:
Hot rolled asphalt (HRA) surface course references refer to
speci�cations given in PD 6691:2010/BS 594987:2010.
Within conservation areas: -
1. Concrete conservation type kerbs and edgings shall be used in
place of the standard BS 7263/BS EN 1340 kerbs and edgings.
2. 10mm/14mm clear resin coated gravel chippings shall be rolled
into the surface of the HRA surfacing at a rate of 5.2kg/sq.m to
give 50% shoulder to shoulder coverage.
Edging Detail Dropped Kerb Detail
150mm Type 1
granular sub-base
150mm
75mm
Concrete kerb bed
mix ST2
45o
50mm HRA 30/14 F surf or
HRA 55/10 F surf surfacing
50mm x 150mm
concrete square edging
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ECOLOGICAL AND BIODIVERSITY CONSULTANT    

to BS 7263/BS EN 1340
45 150mm o 50mm
40mm surface course
adjacent to kerbline to
match existing
25mm upstand
380mm
100mm
Edge of existing carriageway
Joint to be sawn and sealed
125mm x 150mm
concrete bullnose kerb
to BS 7263/BS EN 1340
Concrete kerb bed
mix ST2
Plan + Elevation
Verge (kerbed) Verge (unkerbed)
3.66m minimum (4 No. kerbs)
125mm x 150mm concrete bullnose kerbs
to BS 7263/BS EN 1340
125mm x 255mm-150mm concrete
dropper kerb to BS 7263/BS EN 1340
100mm
Concrete kerb bed mix ST2
25mm upstand Carriageway level
Residential access - 2.75m minimum (3 No. edgings)
Edge of
existing carriageway
Verge
> 2m wide
Highway boundary
Verge
< 2m wide
Highway boundary
Garden/
private land
2m or
to highway boundary
whichever is the greatest
50mm HRA 30/14 F surf
or HRA 55/10 F surf surfacing
on 150mm Type 1 granular sub-base
50mm x 150mm
concrete square edgings
to BS 7263/BS EN 1340
Dwg. No. TRAD 4

A Preliminary Ecological Appraisal (PEA) and any further surveys as required by the PEA should
be undertaken and reported prior to the determination of this application.  
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None

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is contrary to Policies DC02 and
CP14 of the Breckland Core Strategy 2009.

2.0  Principle 

2.1  The site is located outside the Settlement Boundary in an area of countryside (as defined by
policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development Control Policies
Development Plan Document 2009).  For this reason the proposal conflicts in principle with
Policies DC02 and CP14 which seeks to focus new housing within defined Settlement
Boundaries.  Furthermore, the site is not being put forward for 100% affordable housing under
the rural exceptions policy DC05.  The proposal should therefore be refused unless there are
material considerations that dictate otherwise.  The lack of a 5-year housing supply carries
significant weight in the consideration of the application.

2.2  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, 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.

2.3  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:

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

The proposed plans require land take of unknown habitats.  As no ecological information to
support the application has been provided, I am unable to assess the likely impacts on
biodiversity or determine whether the proposals could result in offences in respect of protected
species. Therefore, a PEA should be undertaken by a suitably qualified ecologist, and reported to
the Local Planning Authority (LPA) prior to determination of this outline application.  If the PEA
suggests that targeted species surveys are required to complete the assessment, then these
should also be completed and reported to the LPA, along with any mitigation measures or
proposals for enhancement / compensation as required, prior to determination.   

No objection subject to conditions in respect of unexpected contamination and asbestos.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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-  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. 

2.4  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.
 
2.5  In addition, paragraph 55 states that to promote development in rural areas, housing should
be located where it will enhance or maintain the vitality of rural communities.  For example, where
there are groups of smaller settlements, development in one village may support services in a
village nearby.  Local Planning Authorities should avoid isolated homes in the countryside unless
there are special circumstances.  

2.6  In terms of the economic and social criteria, the proposal would provide additional housing
and its construction would generate some economic activity albeit temporary.  

2.7  In relation to environmental considerations, the site falls within an area of sporadic
development just to the south of Attleborough.  Dwellings are generally widely spaced, linear and
interspersed with open fields, giving the area a strong rural character.  The proposal would
introduce a backland style pattern of development which is not in keeping with the existing linear
pattern of development and give the immediate locality a more built up appearance.   The
dwellings would be apparent along the road frontage and would cause unacceptable harm to the
character and appearance of the area. The proposal would be contrary to Policy CP11 given that
it seeks to protect the landscape of the district for the sake of its own intrinsic beauty and benefit
to rural character, and contrary to the requirement of Policy DC16 that proposals should preserve
or enhance the existing character of an area. These objectives accord with relevant provisions of
the Framework: the proposal would conflict with the core planning principle stated at paragraph
17 that planning should recognise the intrinsic character and beauty of the countryside, and the
statement at paragraph 58 that planning decisions should aim to ensure, amongst other things,
that developments add to the overall quality of the area, respond to local character and reflect the
identity of local surroundings. 

2.8  With regard to whether this is a suitable location in terms of access to services, the site lies
550 m south of the edge of the town of Attleborough, a higher order settlement where a wide
range of facilities and services can be accessed.  The proposal would not be remote from local
services therefore.  It is 660m from a bus stop and 740m from a local convenience store and post
office.  Whilst residents might choose to access local services by car rather than on foot, given
the distances involved, the journey required would be short.  The development would be within
easy cycling distance of the town.

3.0  Highway safety
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Refusal of Outline Planning Permission

9900 Non-std reason for refusal

 RECOMMENDATION

 REASON(S) FOR REFUSAL

3.1  Access to the site is from a new access located centrally between the two existing
bungalows.  Norfolk County Council Highways raise no objections to the proposal subject to
conditions   The proposal provides for a acceptable level of visibility, parking and turning space.

4.0  Impact on Amenity 

4.1  The indicative layout demonstrates that the proposal could be accommodated on the
application site and provide adequate parking and amenity space for both the existing and
proposed dwellings.  The proposal responds positively to DC01.

5.0  Other Matters 

5.1 The Contaminated Land Officer has raised no objections subject to a condition in relation to
unexpected contamination being found 

5.2 The Ecological Consultant has recommended that a Preliminary Ecological Appraisal should
be undertaken prior to the determination of the application.  Given the proposal is considered
contrary to policy an appraisal has not been requested in this instance.

5.3 The trees are mainly on the rear boundary and as such do not present a constraint to the
development of the site.

6.0  Conclusion

6.1  In conclusion, it is considered on balance that the proposal would not constitute a sustainable
form of development, as defined in paragraph 7 of the NPPF.  Whilst the development would be
of an acceptable design and would not be detrimental to highway safety, it would cause
significantly harm to the rural character of the area.  The benefits of the proposal would be
significantly outweighed by the adverse impact the development would have on the character and
appearance of the area.

6.2  The application is recommended for refusal.
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