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DEREHAM
Land to the rear of 35-61 Westfield Road

Trustees of the GR Scott Will Trust
c/o Agent 

Beacon Planning Ltd
7 Quy Court Colliers Lane

Residential development up to 100 dwellings including access  

Outline

3PL/2015/0846/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1.  Principle of development  
2.  Development viability  
3.  Loss of employment land.  
4.  Effects on local character and amenity  
5.  Traffic.

 KEY ISSUES

Outline permission is sought for up to 100 dwellings, with all matters except access reserved for
later consideration.  Access to the proposed housing would be via a new residential estate road
off Westfield Road. An existing bungalow would be demolished to make for the access road.
Indicative details provided show a conventional arrangement of dwellings, with a central area of
public open space.  It is proposed that 30% of the development would be provided as affordable
housing.  The application is supported by a Planning Statement, Design & Access Statement,
Transport Assessment, Flood Risk Assessment, Economic Viability Assessment, Archaeological
Assessment, Noise Assessment, Habitat and Species Surveys, Contamination Report and a
Utilities report.

The application site is located within the Dereham Settlement Boundary, approximately 1.8 km to
the south of the town centre.  The site is situated within an area of mixed development, including
housing, commercial and educational uses.  The main body of the site comprises an area of open
grassland and extends to around 3.6 hectares.  The land is bounded to the south and west by

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

Sites with PP 4 HSG

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

 REASON FOR COMMITTEE CONSIDERATION
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housing and to the north and east by commercial development forming part of the Rash's Green
Industrial Estate.  The site is separated from the Rash's Green by established trees and hedging;
remaining boundaries are mainly delineated by fencing.

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.05
DC.02
DC.06
DC.11
DC.12
DC.13
DC.16
NPPF
NPPG

Spatial Strategy
Housing
Developer Obligations
Principles of New Housing
General Employment Areas
Open Space
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 

DEREHAM T C -   
Dereham Town Council would like to object to the above application on the following grounds.  

Sustainability.  

Paragraph 22 of the NPPF states that, Where there is no reasonable prospect of a site being
used for the allocated employment use, applications for alternative uses of land or buildings
should be treated on their merits having regard to market signals and the relative need for

No.

 EIA REQUIRED

A Section 106 Agreement is currently being drafted to include obligations relating to the provision
of affordable housing, on-site public open space and financial contributions to improve local
schools (circa £639,700), library services (£6,000) and medical practice facilities (£31,520).

 CIL / OBLIGATIONS
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different land uses to support sustainable local communities.  It is therefore not simply a case of
saying that this site has not been developed for employment use, therefore, it should be
developed for residential use.  The NPPF is quite clear in stating that each application needs to
be treated on its merits and the delivery of sustainable local communities must be the overarching
consideration.  

The applicant clearly considers that employment is an essential element of sustainable
development, (and the Town Council fully concurs with this), however, no evidence has been
produced to demonstrate sustainability in terms of employment.  Reference is made to the
Rashes Green Industrial Area as an employment area but no information has been provided to
demonstrate that there are sufficient employment opportunities available on this site or in
Dereham.  Simply saying that there are employment areas nearby or there are bus services to
Norwich, is not sufficient evidence to prove sustainability in terms of employment.  In the 2011
census Dereham Central, (2011 boundaries), had an unemployment rate of 8.9% against a
Breckland average of 5.9% and a national average of 7.6%, these census figures are backed up
by the Job Seekers Allowance figures for July 2015, which were 2.1% for Dereham Central,
(2011 boundaries), 0.9% Breckland and national average of 1.7%.  Therefore even with
employment sites in close proximity and very good public transport links to Norwich, Dereham
Central has an unemployment rate which has been increasing and is much higher than the
Breckland and National average.  Due to the level of unemployment it is not accepted that this
development is sustainable in terms of employment.  

A sustainable community requires a balance of both housing and employment, from the evidence
provided there is currently insufficient employment opportunities within Dereham therefore this
site should be retained and marketed as an employment site rather than a residential site.  

Suitability for residential rather than employment use.  

The Town Council feels that this site is better suited as an employment site, and should remain
allocated for employment.  

The case that this site is not suitable for employment has not been adequately made. It is stated
that:

-  No developer has come forward to develop the site for commercial purposes the 
   site has not been actively marketed to prospective commercial developers, how   
   then is it possible to know whether any company is interested in developing  
   the site or not.  

-  Prospective developers are not interested because of the proximity of houses 
   on two sides of the site, this comment was also made in the Breckland Study -  
   in both cases no objective evidence was produced to back up these statements 
   it is therefore only speculation.  If a buffer is adequate protection, 
   (against the existing Rashes Green site), for the proposed residential 
   development, then it must also be the case that a buffer would provide the 
   same level of protection, (for the existing properties), if the site was 
   developed for employment use.  The Breckland Employment Growth Study also 
   described that site as being a good strategic location

-  The site provides reasonable separation from business premises on Rashes    
   Green and that a noise report confirms that any potential noise issues can be  
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   addressed, this is not actually the case, the Noise Report looked at current 
   noise levels not potential noise levels, therefore, this development would 
   limit the use of Rashes Green to its current usage and would, blight, it for 
   some alternative employment usages.  

-  A logical approach to this site would be to provide office type development 
   in areas close to residential properties and leave the remaining areas for 
   other employment use.  No explanation has been provided as to why this 
   approach has not been considered.  

Appendix 2 of the Economic Viability Analysis contradicts itself; in one paragraph it seems to say
that the returns on commercial property investment in Dereham are not viable but, later states
that there have been recent commercial developments nearby, which suggests that commercial
development in Dereham can be viable.  

Concerns relating to the Transport Assessment

There is concern that the traffic along Westfield Road is already over the roads capacity at peak
times and any additional pressure either through additional traffic or the creation of an additional
junction near to the school entrance will create serious safety issues for pedestrians and cyclists,
coming to and from the school.  It is felt that a new road junction so close to this school entrance
would make an existing unacceptable situation intolerable.  

Points raised in Transport Assessment which is felt requires further investigation.  

In the assessment it is stated that four accidents in five years within 100m length of road is
considered a ¿cluster site¿ for accidents and that there had only been two such accidents and
they are unrelated.  This appears to be an overly simplified assessment of the situation, there
have been three accidents in the last four years relating to this area of Shipdham Road - two from
Westfield Road and one from Rashes Green.  All three accidents involved personal injury and
appear to be as a result of vehicles trying to turn right onto Shipdham Road.  

The traffic along Shipdham Road is so high that there are limited gaps in the flow of traffic to
allow vehicles to turn right from side roads.  This results in vehicles needing to wait long periods
before a suitable gap in the traffic occurs.  It is well recognised that the longer a vehicle is held up
at a junction, the greater the chance that the driver will take risks and pull out into traffic when
there is not sufficient space.  It is felt therefore that because there have been three accidents
within four years in close proximity that further investigations should be carried out to assess the
length of time vehicles need to wait at the Wesfield Road / Shipdham Road junction and whether
this waiting time is contributing to unacceptable risk taking by drivers.  Any such assessment
should be carried out at peak times, (including school run times) and on Saturdays.  

The Design Manual for Roads Traffic Capacity of Urban roads could classify Shipdham Road as
a UAP3 If this is the case then it would appear that the volumes recorded seem to be in excess of
the design capacity of Shipdham Road, because the definition of Road Capacity is, the maximum
sustainable flow of traffic passing in one hour under favourable conditions; it therefore follows that
sustainability cannot be demonstrated without demonstrating that the road network has sufficient
spare capacity to absorb any additional traffic.  The overall capacity of the road network has not
been looked in this Assessment.  

While it is true that the overall increase in traffic at the Westfield Road / Shipdham Road junction



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-02-2016

DC131_new

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

NHS ENGLAND    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

No objection subject to the implementation of a local traffic management scheme.  

No objection.  

No objection subject to a condition requiring a foul water strategy, (including upgrading of existing
sewers), to be agreed and implemented.  

The proposal comprises a residential development of 100 dwellings, which is likely to have an
impact on the NHS funding programme for the delivery of primary healthcare provision within this
area and specifically within the health catchment of the development.  NHS England would
therefore expect these impacts to be fully assessed and mitigated by way of a developer
contribution secured through a Section 106 planning obligation.  A contribution of £31,520 is
sought for the expansion of existing doctors¿ surgeries in Dereham.  

Contributions are sought for the following infrastructure: 
Toftwood Infant School - contribute to extension to increase capacity of school;
Toftwood Junior School - contribute to extension to increase capacity of school; 
Dereham 6th Form Centre - contribute to extension to increase capacity;
Dereham Library - enhanced IT facilities.  

Norfolk Fire Services have indicated that the proposed development will require two hydrants, (on
a minimum 90-mm main), for the residential development at a total cost of £1,624 (£812.00

is small compared with the overall flow through the junction and may not, at first glance,
constitute a Material or Significant increase, it is also true that in implementing Policy Councils
should not fetter their discretion.  An authority will be acting unreasonably where it makes
decisions without taking individual circumstances into account.  In this case the vast majority of
traffic flow at this junction is along Shipdham Road.  The volume of traffic along Shipdham Road
is so great that there is a pattern of accidents at a number of junctions where vehicles have
attempted to turn right.  It would therefore not be unreasonable for the Planning Authority to
request additional studies at this junction, in order to better understand the situation before
making a decision.  

Density and design.

It was felt that the indicative design was too dense and not in keeping with the surrounding area,
this is very much an edge of town development typified by low density developments.  

It is however, welcomed that the existing footpath link is to be retained to Rashes Green.  This
path forms an important link to the school and has probably been used by the public for more
than 20 years a public right may therefore have been created.  
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FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

ASSET MANAGEMENT    

each).  

The manner in which the informal access to the east onto Rashes Green is retained and
maintained into the future should be considered.  The applicant should consider the surfacing
and adoption of this route by the Highway Authority to ensure future maintenance.  FP11 has
been identified as requiring improvements; the existing surface of the route is in poor condition
and muddy in some locations.  The route would benefit from surfacing improvements to mitigate
for potential increased footfall and some vegetation clearance to improve ease of use.  Norfolk
County Council Natural Environment Team request the sum of £25,000, (equivalent to £250 per
dwelling), to facilitate a trod type surface and vegetation clearance where required.  

Concerns raised about whether adequate consideration has been given the use of infiltration
drainage systems in line with SuDS principles.  Further comments awaited in response to
additional information provided.  

No objections.  

Loss of Employment Land.

Employment land use is an essential element of any sustainable urban area.  This area of land
has been allocated for employment use for a number of years in the local authority Local Plan.  

To the knowledge of the Asset Management department and the Economic Development
department this land has never been promoted, marketed or advertised for employment use and
as such should be given the opportunity to do so before alternative uses are sought.  The
application states that no developer has come forward to develop the site for commercial
purposes, the main reason is because the site has never been actively marketed.  Had the land
owners or agents contacted the Council as a prospective purchaser or developer the Council
would have looked favourably on supporting such a scheme and would be very open to a
discussion about how this may be used as an employment area and could consider whether the
Council itself could make a viable case for investment into the necessary infrastructure to open
the site out for employment use development.  
The Council as a commercial landlord has a high demand for employment land and property in
Dereham and this is evidence by the 98% lettings rate the Council currently achieves across the
district and 100% in its employment units in Dereham.  Demand is therefore high and if marketed
correctly it is highly likely that the development market would take interest in the site.  No
planning applications have come forward for the site because the site has not been properly
marketed and promoted for such use.  The Councils Asset Management and Economic
Development departments have also recently had interest for employment land from a large Call
Centre employer who contacted the owners of this site but the owners rejected the enquiry and
solicitors did not respond either to the enquiry.  
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ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

HISTORIC ENVIRONMENT OFFICER    

Informal Path

The application documents suggest that there is an informal path across the Eastern boundary of
the site which leads to Rashes Green.  The proposals show that the path is to be retained, and
the housing layout accommodates and promotes this path.  However, BDC own the grass verge
between the site and Rashes Green and there is no right of access from the site across the
Councils and the official cut-through from Westfield Road to Rashes Green is to the North of the
site where there is a Public Right of Way.  The Eastern boundary is defined by a hedge and a
ditch. A photograph in the Design & Access statement shows that the grass has been worn
where people have pushed through the hedge and crossed the ditch but this really is not a path
and the Council would not want to encourage anyone to use this route in its current state for
safety reasons.  Asset Management currently objects to the layout encouraging this route across
BDC land because sufficient discussions have not been had with the Council as adjacent
landowner.  In fact the Council would encourage the landowner to contact the Asset Management
team to understand how access to the development could be supported, particularly if the
development was employment use.  

Open Space

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.  Although drainage details are not yet available, the
proposals refer to the use of Sustainable Drainage Systems and the likelihood that on site
storage for surface water will be required.  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 objections.  

Consultation response in relation to land quality.  

No objection.  

The archaeological desk-based assessment submitted with the planning application outlines the
previously recorded heritage assets within the vicinity of the proposed development site.
However, it does not appear to fully consider the potential for previously unrecorded heritage
assets with archaeological interest (buried archaeological remains) to be present at the proposed
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ENVIRONMENTAL PLANNING    

development site. Whilst the density of recorded heritage assets with archaeological interest in
the area immediately around the proposed development site is relatively low it is probable that
this is due to the largely built-up nature of the surrounding area, and the consequent absence of
metal-detecting and other archaeological investigations, rather than a genuine absence of any
heritage assets. Consequently the site represents an area of over 3ha with potential to contain
previously unidentified heritage assets with archaeological interest. 

 

We therefore request that the results of an archaeological evaluation are submitted prior to the
determination of the application in accordance with National Planning Policy Framework para.
128. In this case the evaluation should commence with a geophysical survey for which a brief is
attached. 

 

The site is allocated for employment use under Policy D4 of the Site Specific Policies and
Proposals DPD (adopted 2012).  The following comments apply specifically to the loss of the
employment allocation.  

As noted through the planning statement included with this application, the land has been
allocated for employment use since the 1991 Local Plan.  The allocation was retained through
the 1999 Local Plan and the 2012 Site Specifics.  Of relevance to this application is paragraph 22
of the National Planning Policy Framework (NPPF) which states:

¿Planning policies should avoid the long term protection of sites allocated for employment use
where there is no reasonable prospect of a site being used for that purpose. Land allocations
should be regularly reviewed¿.  

Local Plans are required under paragraph 161 of the NPPF to prepare evidence base to ¿assess
the needs for land or floorspace for economic development, including both quantitative and
qualitative needs¿.  As part of this requirement and through the preparation of the new Local
Plan for Breckland an Employment Growth Study was undertaken in 2013.  This study assessed
the level of employment land required for Dereham to support the housing growth going forward.
Table 7.4 on page 74 of the study provides an overview of employment land supply against
demand.  This takes into account the allocated sites through the Site Specifics, including this site.
 The table shows that with this site and the other general employment areas within the town there
is currently an adequate supply of employment land to meet demand up to 2031.  Therefore, it is
possible to conclude that the loss of 3.1ha of employment land within the town will lead to a
quantitative under supply of land.  From a qualitative assessment the study raises potential
constraints on the site regarding the surrounding residential uses and limited market appeal of
the site.  On balance, having regard to the findings of the employment growth study, this site is
still proposed for retention for employment uses within the Local Plan Preferred Directions
Document which is currently out to public consultation.  

It is disappointing to see that no marketing information has been provided with the applications to
suggest that an allocation for employment land in this area is not viable.  It would also have been
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Objections have been received from a number of local residents raising concerns in particular
about the inadequacy of local infrastructure, notably medical services and about the effects of the
proposal on traffic conditions on Westfield Road, including close to the school and at the junction
with the A1075.  Concerns have also been raised about likely effects on the character of the
area, the need for more local employment and harm to amenity.  One letter has been received
from a local developer expressing interest in the development of the land for commercial units.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  The application site is located within the main built up area of Dereham and falls within the
defined Settlement Boundary for the town.  Dereham is identified in the Core Strategy as a
Market Town and provision is made for moderate levels of growth over the plan period to 2026.
Provision is made in the Core Strategy for an additional 1,971 new homes over the plan period,
and approximately 5-10 hectares of employment land, plus additional retail floorspace.  

2.2  The application site is allocated for employment development (Use Classes B1, B2 and B8)
in the Site Specific Policies and Proposals DPD (Policy DC04).  The proposed development of
the site for housing would conflict directly with this allocation.  It would also be contrary to Core
Strategy Policy DC06, which seeks generally to protect identified general employment areas for
business use. The Council's emerging Local Plan also proposes the continued allocation of the
site for employment purposes in order to maintain an adequate supply of employment land.
However, for the reasons set out below, it is not considered that rejection of the proposal on
grounds of loss of employment would be justified in this case.  

2.3  The application site is, notwithstanding its allocation for employment use, considered to be
suitable for residential use.  Its development for housing would be consistent with established

 ASSESSMENT NOTES

expected that some marketing information could have been provided over the course of the time
that this site has been actively allocated for an employment use through local planning
documents.  

NATIONAL GRID -  No Comments Received 

MID NORFOLK RAILWAY PRESERVATION TRUST -  No Comments Received 

HISTORIC ENVIRONMENT SERVICE -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 
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housing immediately to the south and west, and adequate separation would be maintained to
commercial use to the north and east.  Local services and facilities would be readily accessible,
including a primary school opposite the site entrance, together with other community and retail
facilities on Shipdham Road.  Regular local bus services provide links to Dereham town centre.
Safe vehicular and pedestrian access can be provided to the development.  

2.4  The proposal would also make a significant contribution to the supply of housing in the area,
including affordable housing.  The construction of the development would have some short-term
economic benefits and future residents would provide economic support for existing shops and
facilities and contribute to the vitality of the local community.  Public open space would be
provided on site in line with Policy DC11 and financial contributions would be made to local
schools, libraries and medical services.  

2.5  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.  

2.6  Accordingly it is considered that the proposed development is acceptable in principle.  

3.0 Loss of employment land

3.1  As noted above, the proposal would conflict with Site Specific Policy DC04, which allocates
the site for employment use, and with Core Strategy Policy DC06, which protects employment
land generally.  The proposal would result in the loss of one of two sites that are currently
specifically allocated for employment use in Dereham; the other being a similarly-sized site
adjacent to the Dereham Business Park (to the east of the Council Offices).  

3.2  However, the NPPF says that that planning policies should avoid the long term protection of
sites allocated for employment use where there is no reasonable prospect of a site being
developed for that purpose.  The site has been allocated for 25 years, during which time no firm
proposals have come forward for its development for employment. The applicant advises that
only one enquiry has been received about employment development since the land was first
allocated.  This interest was not pursued as other more suitable land was identified in the town.  

3.3  Both the Council's Economic Development (ED) team and the Town Council suggest that the
lack of interest may be due to an absence of active marketing.  The Council's ED team also
consider that demand for employment land and premises in Dereham is high, with all of the
council-owned units being fully occupied.  In response, the applicant contends that the site would
not be marketable in its current condition: it has no direct access off Rash's Green and is
unserviced.  It is also argued that the absence of marketing would not have prevented
prospective developers coming forward given the allocation of the site.
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3.4  The applicant also argues that the site is not well-suited to employment use given its
proximity to existing housing on Westfield Road.  This view is echoed by the findings of the
Council's Employment Land Review 2013 (ELR) which observes that whilst existing allocated
sites in Dereham are considered to be appropriate in overall terms, there is a concern that the
Rash's Green allocation (the application site) would have very limited market appeal.  The ELR
goes on to suggest that there is therefore an opportunity 'to rationlise some of the Dereham's
poorer performing sites such as Rash's Green in order to rebalance the town's supply to more
effectively meet the demand from modern business users seeking flexible employment space'.

  
3.5  The applicant further contends that even if access to Rashes Green could be acquired on
favourable terms (the land is owned by the Council), the development of the site for employment
would not be attractive to speculative developers because of the relatively low rental / freehold
values achievable in Dereham, which are a function of the absence of sufficient consistent local
demand and the wide availability of employment premises elsewhere.  Whilst it is acknowledged
that occupancy levels on Rash's Green are currently high, the applicant observes that levels of
demand have varied historically and have never been sufficient to justify the development of a
site of this size.  Given that the landowner currently sees no worthwhile return from commercial
development, there is little reasonable prospect of the land being released for this purpose.  

3.6  Taking all of these matters into consideration, it is concluded that whilst the implementation
of the proposed development would remove the possibility of employment use being achieved at
some time in the future, there is at present no reasonable likelihood of the site being developed
for employment purposes.   This being the case, the proposal would not in practice unacceptably
undermine the planning objective of providing adequate and deliverable employment land.   The
proposal would reduce the extent of allocated employment land in Dereham, but it is considered
that the harm thus caused would not be significant given the shortcomings of the site and the
potential to rationalise employment provision in the town to meet the needs of business.  Any
harm must also be weighed in the planning balance against the benefits of the scheme in
contributing to the supply of housing in the area.   For these reasons, it is considered that an
exception to policy would be justified in this instance.  

4.0. Development viability

4.1  The application indicates that 30% of the proposed housing would be provided as affordable
units.  As this provision would fall below the 40% contribution sought by Core Strategy Policy
DC04, a development viability report has been submitted in support of the application.  This
report has been subject to an independent appraisal by the District Valuer, who has advised, on
the information available, that a policy-compliant affordable housing contribution of 40% would be
viable.  Further discussions with the applicant on this matter are on-going, the outcome of which
will be reported.  

5.0 Traffic

5.1  Concerns have been raised by the Town Council and local residents about the impact of
traffic generated by the proposal on the surrounding road network, particularly along Westfield
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Road in the vicinity of the school and at its junction with Shipdham Road (A1075).  

5.2  Access to the development would be gained via a new access junction onto Westfield Road
and a residential estate road.  The design of the access and the provision of visibility splays
would accord with the relevant local and national standards.  

5.3  The submitted Transport Assessment (TA) estimates that the proposal would generate
between 40 and 44 movements per hour during the morning and evening peak hours.  Taking
into account existing traffic flows, this would translate into a 1-2% increase in traffic movements
at nearby junctions onto the A1075 (Westfield Road and School Lane).  Whilst it is noted that
right turning traffic at these junctions may be delayed at busy times due to the volume of traffic on
the A1075, it is considered that the minor increases in traffic generated by the proposed
development would be unlikely to have any significant effect on the operation of these junctions.  

5.4  Westfield Road itself is generally of an appropriate standard in terms of its construction and
alignment and personal injury accident data does not point to any particular problems.
Nevertheless, given the proximity of the site access to the school entrance and the level of
pedestrian and vehicular activity likely to be generated, it is considered that in order to maintain
safe road conditions, some additional traffic management measures are needed.  Broadly these
would involve the creation of a 20mph zone on nearby local roads.  The precise details of the
measures would be reserved for later approval by condition and would be subject to agreement
with the Highway Authority.  

5.5  On this basis, it is concluded that safe access could be provided to the development and that
no significant adverse effects on local road conditions would result from increased traffic.  

6.0 Other matters

6.1  Local character - 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 submitted indicative plans, together with the design considerations outlined in
the Design & Access Statement, demonstrate that a development of the scale proposed could be
accommodated satisfactorily on the site.  The overall density proposed of 27 DPH would not be
high and a mixture of one and two storey dwellings would reflect the existing pattern of
development in the locality.  As well as meeting recreational needs, the provision of appropriate
public open space could provide a visual focal point and visual interest.  Existing trees and
hedging to the site boundaries would be retained.  The proposal would therefore accord with Core
Strategy Policy DC16 and the guidance set out in paragraph 58 of the NPPF.  

6.2  Amenity - The proposal would alter the open outlook from neighbouring properties to the
west and south.  However, there is nothing to suggest that the development, if appropriately
designed and laid out with normal separation distances, would have an overbearing effect on
adjacent dwellings or cause undue overlooking or overshadowing.  Additional traffic movements
would result in some disturbance to existing residents, particularly in the immediate vicinity of the
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new access road.  However, given the likely volume and speed of such traffic, and the potential
for additional screening and landscaping, it is not considered that such disturbance would cause
significant harm nor exceed that which might reasonably be expected within a built up area.  The
submitted Noise Assessment indicates that the development would not be unduly affected by
noise from commercial activity on Rashes Green Industrial Estate.  A green buffer is proposed to
the eastern site boundary, and further detailed noise protection measures could be required by
condition.  Consequently, the proposal would accord with Core Strategy Policy DC01 or with the
guidance set out in paragraph 17 of the NPPF.  

6.3  Drainage - In response to concerns raised by the LLFA about the potential for SuDS, further
clarification of the proposed drainage strategy has been provided.  This indicates that the ground
conditions are generally not suitable for infiltration drainage, though it is acknowledged that, in
line with SuDS principles, there may be some limited potential for this.  It is proposed therefore to
direct surface water either to the public sewer or nearby ditch system.  To prevent increased risk
of flooding elsewhere, flows would be attenuated to the existing green field rate using on-site
storage.  Precise details of the drainage system would be subject to later approval under a
planning condition.  Further comments are awaited from the LLFA.  Foul drainage would be via
the main sewer.  Anglian Water has raised no objection, subject to a condition requiring
necessary upgrading works to the local sewerage system.  

6.4  Archaeology -  In response to concerns raised by the Historic Environment Service, further
commentary has been submitted by the applicant which contends that field evaluation is not
necessary at this stage given the lack of evidence of features of archaeological interest in the
area.  

6.5  Footpath improvements - It is not considered that the contribution requested by the County
Council towards the surfacing of public footpath FP11 would meet the relevant tests as this work
is not necessary to make the development acceptable.  

7.0 Conclusion

7.1  It is considered that the site is suitable for residential development.  Such development would
be well located in relation to local services and facilities and would be compatible with the
established character of the area.  The development could be accessed satisfactorily and no
significant adverse effects on local amenity or character are anticipated.  The proposal would also
contribute to necessary improvement to local infrastructure.  

7.2  Whilst the development would result in the loss of allocated employment land, it is
considered that the prospects of employment development are poor.  The proposal would make
an important contribution to the supply of housing in the area, including affordable housing; a
consideration which must be given weight given the current shortfall in housing land in the District
and the drive in government policy to significantly boost the supply of housing generally.  
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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

 RECOMMENDATION

 CONDITIONS

7.3  In the planning balance, it is considered that any harm caused, including due to the loss of
allocated employment land, would not significantly outweigh the benefits of the proposal as set
out above.  As there is no reasonable prospect of the site being developed for employment, it is
considered that a departure from relevant development plan policies would be justified.
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OLD BUCKENHAM
Builders Yard
Hargham Road

Mr B Barnard
Unit E Northfield Mill

Paul Robinson Partnership
Unit 1 Gateway 83-87 Pottergate

Single dwelling with access   

Outline

3PL/2015/0869/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. Principle of development.  
2. Character and appearance.  
3. Highway safety and traffic implications.  
4. Residential amenity.  
5. Other material considerations.  

 KEY ISSUES

The application seeks outline planning permission for the erection of a single dwelling and
detached cart shed on land to the north of Hargham Road, Old Buckenham.  The application has
been amended through the application process and seeks outline permission to include for the
layout of and access to the proposed dwelling.  The proposed dwelling would be occupied by the
owners and operators of the motor vehicle importing business operating from the remainder of the
site.  Access would be provided via the existing access to the site off Hargham Road, which would
lead to a separate drive and vehicular parking and turning area in front of the dwelling.  It is also
proposed to demolish the existing remains of the brick building located along the frontage of the
site.  

The application site comprises an irregular shaped piece of grassland approximately 0.019 Ha in
area located to the north of Hargham Road, Old Buckenham.  The application site is located

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Hobson

No Allocation

The application is being referred to committee because the site is located outside of the
settlement boundary and would therefore constitute a departure from the development plan.  

 REASON FOR COMMITTEE CONSIDERATION
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beyond and to the west the settlement boundary of the village of Old Buckenham.  The site
comprises part of the former Macros Builders Yard which is now in use for the storage of imported
motor vehicles, granted permission last year, (reference 3PL/2015/0080/F).  The site is bounded
on all sides by a mix of mature trees and hedgerows, with open fields bordering the site on all
sides.  The settlement boundary of Old Buckenham runs just beyond these fields to the north and
east, which includes a variety of services and amenities including, two Public Houses /
Restaurants, a Primary School, Old Buckenham High School, post office and shop, village hall
and areas of public open space.  

As observed during a site visit, the site is currently in use by Sigma Automotive for the storage of
motor vehicles and motor cycles.  Three of the four remaining buildings are in use for the storage
of motor vehicles, an associated office, with vehicles also stored on the open land and the owner /
applicant living in a mobile home on the site.  The applicant has been advised that open storage
of vehicles is in breach of condition 14 of permission 3PL/2015/0080/F and the current residential
use of the site within a mobile home is unauthorised.  An enforcement case has been set up
regarding these matters.  

3PL/2005/1876/F - Demolition of existing buildings, erection of storage building and erection of
two storey dwelling - Approved.  

3PL/2015/0080/F - Demolition of one outbuilding and change of use of three outbuildings to
storage of motor vehicles, (use class B8) - Approved.  

 RELEVANT SITE HISTORY

With particular regard to paras. 7, 8, 11 - 14, 28, 29, 30, 32, 34, 35, 47, 49, 50, 54, 55, 56, 58, 61,
64, 69, 73, 74, 100 - 103, 109, 112, 117, 118, 121, 134, 135.  

 POLICY CONSIDERATIONS

 CONSULTATIONS

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 

OLD BUCKENHAM P C -   

No.  

 EIA REQUIRED

The proposed development of this scale and nature would not require the provision of planning
obligations.  

 CIL / OBLIGATIONS
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None received.  

 REPRESENTATIONS

1.0 Principle of Residential Development

1.1  The application site is located outwith of the Old Buckenham Settlement Boundary as
designated by the adopted Core Strategy and Development Control Policies Development Plan
Document (2009).  For this reason the proposal conflicts in principle with Policies DC02 and

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

Subject to the dwelling being tied to the use of the business, I would raise no objections as this
would reduce the amount of vehicular traffic associated with the site.  Conditions to be imposed
requiring visibility splays to be provided and access, parking and turning areas to be provided.  

Records indicate the site has a historic use as a builders yard with associated petrol tanks and
pump.  The site has more recently been used for the storage of motor vehicles.  As such there is
the potential for a range of contaminants to be present.  In addition to this, topsoil brought onto
site for any garden areas will need to be tested to ensure that it meets the required standard for
the end use.  

The Landmark report submitted with this application is useful, but does not constitute a desk
study in accordance with DEFRA and the Environment Agency¿s Model Procedures for the
Management of Land Contamination, CLR 11.  Therefore, if the Local Planning Authority is
minded to grant permission, condition is necessary requiring full phased site investigation.  

It appears that there are trees along the southern boundary of the site which may have an
influence on the proposals including visibility splays.  Request tree survey in accordance with
BS5837:2012.

The supplied tree survey is acceptable and the works can be completed with minimal impact on
trees.  Drive way to be no-dig where it passes through the RPA of T6.  Recommend a condition
requiring operations on site to take place in complete accordance with the approved
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) reference OAS 15-168 TS01
and Arboricultural Method Statement (AMS).  

No objections subject to dwelling to be tied to the business and some concerns of siting of new
house.  

ENVIRONMENT AGENCY -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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CP14 of the Core Strategy and Development Control Policies Development Plan Document which
seeks to focus new housing within defined Settlement Boundaries.  However, paragraph 49 of the
National Planning Policy Framework (NPPF) states that where an authority does not have an up
to date five year housing land supply, (at present the District figure is 3.72 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.  

1.2 The Government defines sustainable development as having three broad 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

1.3  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.  In terms of the economic and social criteria, the proposal would provide a new
dwelling and would therefore make a positive, albeit small contribution to the housing supply
shortfall.  The proposal would also provide a small amount of short-term economic benefits
through labour and supply chain demand required during construction and some longer-term
economic benefits through the additional household spend within the surrounding area that would
be generated by the provision of a family sized dwelling.  

1.4  Old Buckenham is defined as a Service Centre Village which are allocated a modest level of
growth through policy SS1 of the adopted Core Strategy and Development Control Policies DPD.
Policy SS1 notes that these villages generally contain adequate facilities to meet the day to day
needs of their residents.  

1.5  It is noted that although outside the defined settlement boundary, due to the proximity to the
settlement boundary to the north and east, the proposed development would not result in an
isolated development in the countryside.  The proposed dwelling would be within walking distance
of a number of facilities located in Old Buckenham to the east of the site, which would meet the
day to day needs of the occupants of the dwelling.  These include, a primary and secondary
school, post office, shop, village hall, and public houses.  It is also noted that the addition of a
further family sized dwelling would help maintain the viability of the rural community and existing
facilities within Old Buckenham.  

1.6  With respect to public transport facilities, it is noted that there is limited bus services linking
Old Buckenham to higher order settlements such as Norwich, with only two services in the
morning and three in afternoon and evenings on Mondays to Fridays only.  Also weighing against
the proposal is the lack of continuous footpath linking the site to the settlement edge.  The
footpath ending within the village at the junction of Hargham Road with Fen Street.  However, in
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this regard, it is noted that the NPPF also recognises that opportunities to maximise sustainable
transport solutions will vary from urban to rural areas.  

1.7  It is also noted that the proposal seeks to provide a dwelling to be used in association with an
existing motor vehicle import business that is in operation on the remainder of the site
immediately to the west of the proposed dwelling.  The motor vehicle business has been in
operation since the grant of permission for the use of the site last year, (application reference
3PL/2015/0080/F) and involves the storage and conversion of high value imported motor
vehicles.  The applicants advise that the dwelling is necessary to provide permanent on site
security for the high value motor vehicles that are stored at the site.  Whilst not determinative in
this instance, it is noted that being located just outside the village the site can be accessed from
the west via unlit roads, does not benefit from natural surveillance being well screened by mature
trees and therefore the provision of permanent security for high value goods on site would
support an existing small scale local business.  

1.8  Furthermore, it is also noted that in 2005 planning permission was granted for a dwelling on
the former builders yard site, subject to a Legal Agreement tying its occupation to the use of the
business operation at the site.  As in the previous permission the applicant has agreed to enter
into a legal agreement to tie the occupation of the dwelling to the business use of the remainder
of the Former Macros site.  Subject to a similar such Legal Agreement tying the residential use to
the operators of the adjacent motor vehicle business it is noted that in addition to providing
security a dwelling on the site would significantly reduce the need to travel to work on a daily
basis.  

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

1.10  With regard to availability and deliverability, whilst the application is made in outline the
applicants own the application site and have advised that the site is available and that they would
bring forward the site for development in the above period.  Accordingly should be permission be
granted it is recommended that a condition be included requiring reserved matters to be
submitted within two years and commencement within one year of final reserved matters to
ensure that the development is brought forward to address the shortfall of housing.  A condition
would also be included requiring the mobile home to be removed from the site prior to occupation
of the new dwelling.  

1.11  Taking these matters into account, it is concluded that the proposal would be broadly
consistent with the NPPF principle that housing should be located on previously developed land
where it will help to maintain or enhance the vitality of existing rural communities, support an
existing business and that subject to a Legal Agreement would not conflict to a significant degree
to the NPPF's objectives to reduce reliance on the motor-vehicle. In addition, it is also noted that
Old Buckenham is located within relatively close proximity to Attleborough, which is identified for
significant growth and where a wide range of services are available.  With respect to
environmental aspect of sustainable development further discussion of the environmental
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implications and the effects of the proposed additional dwelling on the character and appearance
of the area are considered in detail below.  

2.0 Design Impact on Character and Appearance of the Surrounding Area

2.1  Both local and national planning policies require careful consideration to be given to the
impact of new development on the character of its surroundings.  Core Strategy Policy CP11
says, amongst other things, that the countryside will be protected for its intrinsic beauty and rural
character and that the design of new development should be sympathetic to landscape character,
informed by the Council's Landscape Character Assessment (LCA).  Core Policy DC02 deals with
housing mix and density, whilst Policy DC16 promotes good design.  The NPPF indicates that
planning should contribute to the protection and enhancement of valued rural landscapes and
that the design of new development should respond to local character and use streetscapes and
buildings to create attractive places to live.  

2.2  The application site comprises a level open grassed area located to the north of Hargham
Road.  The site is primarily viewed to the east and west along Hargham Road within the context
of mature groups and belts of trees that run along the south, east and west boundaries of the
site.  With regard to the character and form of the settlement and surrounding area it is noted that
the settlement of Old Buckenham is relatively fine and linear in form being spread out along either
side of highways, with regular breaks in the built form.  The proposed dwelling and cart shed
would be sited on a previously developed site and following amendments would be sited to the
side of existing storage buildings to the west.  The proposed dwelling would therefore be seen in
a row adjacent to existing buildings on the site and whilst distinct from the designated settlement
boundary would not appear out of keeping with the dispersed form of the village which is
characterised by regular breaks.  

2.3  With regards to openness it is noted that the proposal would introduce new built form on a
currently open part of the site and therefore there would be an impact on the openness of this
part of the site.  However, it is noted that the proposed dwelling would be well screened from
public view to the south, east and west by the substantial belt of trees running along the site
boundaries and would therefore not be visually prominent.  

2.4  In addition, the application has been amended to include the removal of the existing
dilapidated two storey brick building that is located within a highly prominent location along the
frontage of the site and the provision of planting along the front boundary of the site.  Given the
current state and appearance of the building it is considered that the removal of this building and
would improve the character and appearance of this part of the site and overall there would be no
significant harm caused to openness over the existing position.  A condition has therefore been
recommended requiring the demolition of the building and the implementation of a scheme of
replacement planting and landscaping along the site frontage.  

2.5  With regards to scale and height it is noted that being submitted in outline no details of its
height, scale and design have been submitted.  The application proposes a 200 square metre
dwelling over two floors with the first floor being sited within the roof in order to minimise its height
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and massing.  It is noted that those dwellings on the edge of Old Buckenham to the north and
east are a mix of single storey dwellings and chalet bungalows with some two storey dwellings
located along the south side of Hargham Road.  Given the location of the site and those dwellings
located to the north and east being single storey it is considered necessary to limit the eaves and
ridge height of the building to provide for a dwelling of similar scale and height to the surrounding
bungalows.  However, it is noted that this would not prevent living accommodation being provided
within the roof. Subject to such conditions it is not considered that a dwelling of such scale would
be out of keeping with the height, scale and massing of the built form in the surrounding area.  

2.5  Having regard to the above, it is considered that subject to conditions requiring demolition of
the existing building on the site frontage and restricting the height of the proposed building, the
proposed development would not cause any over-riding harm to the character and appearance of
the area and therefore accords with the requirements of Core Strategy Policy DC16 as well as
paragraphs 59 and 63 of the NPPF.  

3.0 Highway Safety / Traffic Implications

3.1  Policy CP04 of the Core strategy seeks to ensure that all access and safety concerns are
resolved in new developments.  Paragraph 32 of the NPPF states that development should only
be prevented or refused on transport grounds where the residual cumulative impacts of
development are severe.  

3.2  The proposed dwelling would utilise the existing access to the site which also provides
access for the motor vehicle storage business previously granted planning permission and which.
 A separate driveway is proposed running to the east leading to cart shed and turning area for the
dwelling.  

3.3  The proposed development would comprise a single dwelling and whilst it is noted that the
proposed development would generate a small amount of additional vehicular traffic movements
at the site access, it is not considered that this would be sufficient to cause any significant conflict
or detriment to the safety and operation of the access on to the surrounding highway network.  

3.4  The Highways Authority have raised no objections to the proposed development subject to
conditions.  Having regard to the above, it is considered that the proposals would not result in
significant adverse impact on the safety and function of the surrounding highway network, and
would accord with policy CP04 of the Core Strategy and the policies within the NPPF.  Neighbour
Amenity.  

4.0 Residential Amenity

4.1  Policy DC01 of the Core Strategy requires that all new development have regard to amenity
considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.  
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4.2  With regards to residential amenity implications it is noted that there are no dwellings
immediately adjoining the application site and due to intervening separation distances and
vegetation that the proposal would not case any harm to the amenity of existing residents within
the surrounding area.  Given that the proposed dwelling is to be used in association with the
adjacent motor vehicle storage business it is not considered that there would be any in principle
conflict between the two uses.  Otherwise, the proposed dwelling would be sited to provide
sufficient private amenity space to the front and sides of the dwelling and adequate outlook to the
front and rear.  Therefore, it is considered that there would be any significant harm caused to the
amenity of neighbouring residents and the proposal would provide for adequate levels of amenity
for its future occupants.  

5.0 Other Material Considerations 

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.  Furthermore, in order to accord with Section 40 of the 2006 Natural Environment &
Rural Communities (NERC) Act, paragraph 118 of the 2012 National Planning Policy Framework
(NPPF) and policies CP06, CP08, CP10 and CP11 and of the 2012 Breckland Adopted Core
Strategy & Development Control Policies Development Plan, all of which promote the
conservation and enhancement of biodiversity through sustainable development, the applicant
must do more to ensure that the scheme constitutes sustainable development and that the
existing natural features are conserved in a way that guarantees their long-terms viability.  

5.2  The site comprises a level and open area of rough grassland last used as part of a builders
yard with mature tree coverage, hedgerows and undergrowth limited to the site boundaries and
tall ruderal grassland to the northern and southern parts of the site.  A Bat and Barn Owl Survey
of the site has been submitted in support of the application.  This concludes that the various
buildings and trees and hedgerows, on site provide potential habitat for bats, nesting birds and
barn owls.  The proposals have been designed to retain the trees or hedgerows on the site and
the existing buildings are beyond the scope of the application site.  Whilst an area of rough
grassland area would be lost in the southeast corner of the site to make way for the proposed
dwelling, access drive and parking area, this is not considered to be of significant habitat value.
Through the provision of enhanced wildflower planting and native trees within the remainder of
the site, it is considered that the proposals would provide for more varied type of habitats on site
and the enhancement of the biodiversity and ecological value of the site as required by the above
policies and the NPPF.  

5.3  Having regard to the above, the proposed development would not result in any loss of any
valuable or priority habitats and subject to conditions securing the implementation of an approved
landscaping scheme, prevention of vegetation clearance during the bird nesting season and a
scheme of protection measures to safeguard the existing trees and hedgerows during
construction, there would be no significant harm caused to existing landscape features and the
ecological value of the site, in accordance with policy CP10 of the Core Strategy and the
requirements set out in the NPPF.  

5.4  With regards to drainage and flood risk implications of the proposed development, the site is
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located within Flood Zone One and is therefore in an area at least risk of flooding from rivers, tidal
flows, groundwater, and surface water.  The site is also not located within an area identified as a
critical drainage area, nor identified as having poor drainage.  Therefore, a dwelling on the site is
considered to not to be at any significant risk of flooding and acceptable in principle.  

5.5  With regards to surface water drainage, the application proposes to discharge surface water
to a watercourse.  Whilst this approach would accord with the guidance within the NPPG which
seeks to drain surface water in the first instance into the ground; if not reasonably practicable to a
surface water body or watercourse; no details have been submitted.  It is noted that the proposed
driveway, parking and turning area would introduce a significant amount of hard surfaces on to
the softly landscaped permeable part of the site.  In order to ensure that these are of permeable
construction to allow rainwater and surface water to permeate through these areas and ensure a
mechanism is provided to collect and drain rainwater from the dwelling and garage it is
considered that the proposals would not result in any significant increased risk of flooding
elsewhere.  

5.6  With regards to the management of foul water no details of the proposed arrangements have
been submitted.  However, it is not considered that the provision of adequate foul water drainage
systems would be a constraint on the proposed development of a single dwelling.  The Council¿s
Environmental Health Officer has raised no objections subject to a condition securing the
approval of a foul water drainage scheme, and accordingly a condition has been recommended
as such.  

5.7  In terms of ground conditions, given the previous use of the site as a builders yard it is
considered that there is the potential for the site to include ground born contamination.  In
accordance with the recommendations of the Council's Environmental Health Officers a condition
has been recommended requiring the submission of a site investigation report and if necessary
the implementation of remediation and protection measures.  Subject to such a condition, it is
considered that the future occupants of the site would be safeguarded from any pollutants.  

6.0 Conclusions 

6.1  Given the current position with respect that the Council cannot demonstrate a five year
supply of housing land, little weight can be attributed to policies which seek to restrict residential
development outside of settlement boundaries and application should be considered in the
context of the presumption in favour of sustainable development, as set out in the NPPF.  

6.2  In this regard, paragraph 14 of the NPPF states that where the development plan or relevant
policies are out of date, this means granting permission unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits, when assessed against the policies
in this Framework taken as a whole.  

6.3  In this instance, whilst the proposed dwelling would be located outside of the settlement
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Outline Planning Permission
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NOTE:  Bats and Owls

 RECOMMENDATION

 CONDITIONS

boundary, it would involve the reuse of a previously developed site and would support the existing
business operating from the site by providing for permanent security of high value motor vehicles
stored at the site.  The proposal would also remove an existing two storey building at the site and
together with the implementation of planting and landscaping along the frontage would result in
an improvement to the appearance of the site and result in no over-riding adverse impact on the
character and openness of the surrounding area.  It is also noted that the proposal would provide
for a small contribution towards housing supply and would help support the nearby facilities within
the village and in doing so help to enhance the vitality of the surrounding rural community.  

6.4  In summary, the proposed development would be acceptable because the adverse effects of
the proposal would not significantly and demonstrably outweigh its benefits; and that overall
subject to a Legal Agreement and conditions, the proposals would constitute sustainable
development.  In accordance with paragraph 14 of the NPPF the application is recommended for
approval subject to conditions and the applicant entering into a Section 106 Agreement tying the
occupation of the dwelling to the use of the adjoining business use.  

6.5 Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 Agreement are not completed within
three months of any resolution to approve by members, or that the Planning Manager has the
authority to agree another more appropriate time sale for the completion of any such agreement.
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WATTON
Land off Town Green Road

Abel Homes Ltd
Neaton Business Park Norwich Road

Feilden and Mawson LLP
1 Ferry Road Norwich

Residential development of 98 dwellings and open space and play areas 

Outline
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 RECOMMENDATION : APPROVAL

Development plan and material considerations
1.  Principle of development and deliverability
2.  Impact on the landscape character and appearance of the area
3.  Access & highway impact
4.  Ecology
5.  Amenity
6.  Drainage & flood risk  

 KEY ISSUES

The application seeks outline planning permission for a residential development of 98 dwellings,
access, open space and associated development.  Details of access have been submitted for
consideration now with all other details, layout, scale, appearance and landscaping, to be dealt
with at the reserved matters stage.  The dwellings would be served via single point of access off
Norwich Road to the south with a change in priority and re-alignment of Watton Green Road.  

The indicative layout plans and street scenes indicate a predominant scale of two storey, with a
development density of approximately 21 dwellings per hectare.  

The site extends to some 4.7 hectares and is located to the north of Blenheim Way, itself on the

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

This application is referred to committee as it is a major development proposal contrary to the
development plan.  

 REASON FOR COMMITTEE CONSIDERATION
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northern side of the town, adjacent the existing settlement boundary.  The site is bounded by high
level hedges and trees on most boundaries, although the boundary of the site with Town Green
Road to the north is more open in character. Beyond Town Green Road to the of the site is a
mobile home caravan park, (Redhill Park).  Existing residential development bounds the site to
the south.  

No land designations affect the site and the site also lies within Flood Zone One and is therefore,
at low risk of flooding.  The site is currently accessed via a field access of Town Green Road.  

No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.11
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19
NP
NPPF

NPPG

Housing
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Parking Provision
Neighbourhood Plan
With particular regard to paras 8, 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 

The application has been screened in accordance with the Town and Country, (Environmental
Impact Assessment), Regulations 2011 and it was concluded that the development is unlikely to
have a significant environmental impact.  An EIA is not required.  

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NHS ENGLAND    

TREE AND COUNTRYSIDE CONSULTANT    

Comments on amended plans to be reported.  

No objection, subject to conditions.  

No objection, subject to conditions requiring agreement and implementation of a suitable
drainage scheme.  

No comment.  

No comments.  

Given the open nature of the site, with all trees located on the boundaries it appears that the site
could be developed with little impact on the current tree population.  Any layout should take into
the above and below ground constraints identified in the submitted report by A.T Coombes.  A full
arboricultural method statement, impact assessment and tree protection plan will be required.  

 CONSULTATIONS

WATTON TOWN COUNCIL -   
The Town Council has concerns that this development would increase traffic on to the Norwich
Road.  

There are also concerns that further development in Watton cannot be seen as pursuing
sustainable development.  The NPPF states the importance of, improving the conditions in which
people live, work, travel and take leisure, this cannot be met unless the infrastructure is in place
to support further dwellings.  

A development of the scale proposed, taken in combination with other recently approved
development in Watton, will generate significant contributions towards education and libraries.
Contributions will be required to the internal remodelling to provide additional class space at
Westfield Infant School, Watton Junior School and Watton Wayland Academy.  Contributions will
also be required towards the off-site provision of recreational space.  The development also
proposes 40% affordable housing.  This will all be secured by a S106 Legal Agreement.  

 CIL / OBLIGATIONS
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HOUSING ENABLING OFFICER    

PUBLIC RIGHTS OF WAY OFFICER    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ASSET MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

MS C R BOWES    

MR K S GILBERT    

Breckland's adopted policy DC04 requires a provision of 40% affordable housing on sites of five
or more dwellings.  The proposed 39 affordable homes appears to meet this requirement.  The
homes should be transferred to an RP at a price which assumes no public subsidy is available,
constructed to current HCA standards, and secured by legal agreement to ensure affordability in
perpetuity.  The proposed tenure mix broadly meets Breckland's current housing need for smaller
units and we would be hopeful that some of the proposed bungalows could come forward for
affordable housing to meet the needs of Breckland's older community.  

No objection.  

Require developer contributions towards education and libraries.  

The development includes the provision of open space.  If it is intended to offer the open space
to Breckland, Facilities Management would wish to be consulted on the details of the proposed
open spaces at the appropriate time.  BDC will usually only consider adopting areas of low
maintenance when provided with a perimeter knee rail fence to restrict vehicular access and it is
possible that BDC would not be prepared to adopt the open spaces proposed.  Consequently the
S106 Agreement should provide an opportunity for the Council to decline to take on the open
space if it chooses and for the developer to make other arrangements for the management of
these areas, through the Town Council or a management company etc.  

The proposals also confirm that surface water drainage will be achieved through an attenuation
system on the site.  Please be aware that the Council is not a drainage authority and would not
consider adopting any part of the drainage infrastructure, or an open space that includes any
drainage features such as storage lagoons, ponds, underground storage tanks / pipes or
soakaways etc.  

No objection, subject to the mitigation set out in the Ecology report being secured by condition.  

No objection, subject to conditions.  
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At the time of writing, in excess of 90 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
- lack of green spaces
- flooding  

 REPRESENTATIONS

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

 ASSESSMENT NOTES

CLLR MICHAEL WASSELL    

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 
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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.  

3.0 Principle of development and deliverability  

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

-  economic, in terms of building a strong economy and in particular by ensuring 
   that sufficient land of the right type is available in the right places;
-  social, by supporting, strong vibrant and healthy communities by providing 
   the supply of housing required to meet future need, in a high quality 
   environment with accessible local services and;
-  environmental, through the protection and enhancement of the natural, built 
   and historic environment.  

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

3.2  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.  The site was also identified as having the potential for development with no significant
constraints in the SHLAA Review (2014).  

3.3  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.  

3.4  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 4.0).  
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4.0 Impact on the Landscape Character and Appearance of the Area

4.1  One of the core planning principles in the NPPF is 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).
 

4.2  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.  

4.3  Clearly, owing to its scale, 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.  

4.4  The Breckland Settlement Fringe Character Assessment (2007) indicates that the site is
located within the Watton Brook Tributary Farmland character area.  To the north of the site is the
'River Wissey Settled Tributary Farmland, an area of undulating predominantly arable farmland
characterised by mixed enclosure hedges and hedgerow oaks.  Being a typical agricultural
landscape of managed arable fields, the landscape is not considered to be inherently sensitive.
Hedged and treed skylines are a key feature of the landscape.  Taking into account the site's
location adjoining existing development and the proximity of Redland Park caravan site to the
north, it is not considered that the development of the site at the density proposed would have a
significant impact in the wider landscape.  

4.5  The application is accompanied by a Design & Access Statement that sets out the design
process and explains how the comments of local residents brought up during pre-application
consultation have, where possible, been taken into account.  This has led to a low density
indicative scheme that attempts to respond to its context and surroundings.  The suggested scale
of development, predominantly two-storey, with some single storey dwellings, is also reflective of
its context.  Green spaces are also included within the indicative layout, and a softer green edged
to the development to Town Green Road is also proposed.  

4.6  It is concluded that there would be limited harm to the existing character and appearance of
the area through the introduction of development outside the settlement boundary.  However, the
proposed development would not significantly harm the key sensitivities of the landscape
character area and generally accords with Core Strategy Policy CP11.  The indicative layout
shows that a development of 98 dwellings can be accommodated within the site in a way that
responds to its context and is capable of according with Core Strategy Policy DC16.  
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5.0 Access and Highway Impact

5.1  Access to the development will be via a remodelled Watton Green Road, the layout of which
has been developed in consultation with the Local Highway Authority.  The width of the Watton
Green from the new junction through to the existing junction with Norwich Road will be increased
and the road re-graded.  A footpath will be provided alongside the road from the site joining up
with the existing footpath on Norwich Road.  

5.2  It is noted that to accommodate the proposed access arrangements an existing Leylandi
hedge will have to be removed, as well as some category C trees as well.  Higher category trees,
included an Oak, will be protected from the development.  Replacement planting of a suitable and
native species will be required where appropriate.  

5.3  Although Blenheim Way abuts the south of the site, no vehicular access is proposed to
connect to it.  Instead there will be a pedestrian link only.  It is acknowledged that some residents
in Blenheim Way have objected to any connection with the development, however, an important
design aspect of any new development is that it connects with existing development and does not
completely turn its back on the existing community.  The footpath link will also serve as a route
for existing residents to access the new areas of open space and play area within the
development.  

5.4  The Local Highway Authority has been consulted on the proposed access arrangements and
as amended, they raise no objection to them, subject to appropriate conditions.  The proposals
are considered to accord with Core Strategy Policy CP04 and the NPPF in this regard.  

6.0 Ecology

6.1  This proposed site is located approximately 2.9 km from the Breckland SSSI and SPA, (lying
outside of the stone curlew buffer zone) and is 890m from Wayland Wood SSSI.  There are no
direct impacts from this development anticipated and no requirement for an Appropriate
Assessment under the Habitats Regulations due to the distance of the site from the protected
sites and the presense of intervening development.  

6.2  The application is accompanied by a an Ecology report, which concludes that no habitat or
species of high conservation value will be lost or is likely to be harmed as a result of the
development, with the potential exception of nesting or breeding birds within the trees and
hedgerows surrounding the site.  Suitable mitigation is proposed that will deal with all ecological
impacts, but specifically aimed at avoiding disturbance to nesting birds during the breeding
season.  Provided that the development proceeds in accordance with the suggested mitigation
then the Ecological Consultant raises no objection to the proposal, which is capable of according
with Core Strategy Policy CP10 and the NPPF.  

7.0 Amenity
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7.1  The indicative layout shows that a development of 98 dwellings can be satisfactorily
accommodated with the site whilst providing for adequate separation distances between
proposed and existing properties.  Where proposed dwellings are located reasonably close to the
boundary of the site and the rear gardens of neighbouring properties, there is the option of single
storey development to minimise impact.  There should therefore be no issues with direct
overlooking.  Overall it has been demonstrated that a detailed scheme can be accommodated
that is capable of complying with Core Strategy Policy DC01.  

8.0 Drainage and Flood Risk

8.1  Although the site is located within Flood Zone One and therefore is at very low risk of
flooding, a Flood Risk Assessment has been submitted with the application.  This explains that
some limited areas of the site adjacent to Town Green Road are at low to medium risk of
flooding, (i.e. a 1-3% chance of flooding occurring every 100 years).  Taking into account the
ground conditions the flood mitigation measures are proposed.  Surface Water run-off from the
site post construction will be attenuated resulting in a reduction in the risk of flooding from surface
run-off.  Specific plots to the north of the site shall have floor levels raised 150mm above
surrounding ground levels. The attenuated surface water shall connect with the surface water
sewer crossing the site via a flow restrictor.  

8.2  In respect of foul water drainage, connection will be made to the mains sewerage system via
a pumping station.  Anglian Water has confirmed that there is capacity in the network to
accommodate foul flows from the development.  

8.3  The preferred method of surface water disposal would be to a sustainable drainage system,
(SUDS), with connection to a sewer seen as a last resort.  Early indications are that the ground
conditions may not be suitable for a complete SUDS drainage scheme and that a connection to a
mains sewer will be required.  Further details of the proposed drainage strategy will need to be
submitted by condition.  No objections to the development have been received from statutory
consultees and subject to appropriate conditions the proposal is considered to accord with Core
Strategy Policy DC13 and the NPPF in this regard.  

12.0  Other Matters

12.1  The comments raised by Watton Town Council and local residents have been taken into
account in the consideration of the application where applicable.  The level of concern expressed
by local residents is acknowledged, particularly in respect of the impact on local infrastructure and
the doctors' surgery. 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).  Additional public open space and financial contributions towards off
site recreation 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.  
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Outline Planning Permission

3003
3058
3046
3060
3106
3385
3402
3140
3925
3414
3415
3416
3802
3804
3949
3996
3739
3737
3946
4000
HA01
HA02
HA03
A
HA29

Early delivery of Housing Time limit
Standard Outline Condition
In accordance with submitted
Standard outline landscaping condition
External materials and samples to be approved
Archaeological condition
Boundary screening to be agreed
Prior approval of slab level
Fire Hydrants
Fencing protection for existing trees
Trees and hedges
Ecology
Precise details of surface water disposal
Precise details of foul water disposal
Contaminated Land - Site Investigation/Remediation
Note - Discharge of Conditions
Highway NOTE Inf 1
Inf 2
Contaminated Land - Unexpected Contamination
Variation of approved plans
Standard estate road conditions
Standard estate road condition
Road Surfacing

Construction traffic management and routing/ exceptional wea

 RECOMMENDATION

 CONDITIONS

13.0 Conclusion

13.1  It is acknowledged that the proposed scheme will make a significant contribution towards
the five-year supply of housing, generate some economic activity and is in a sustainable location
adjacent a town with good facilities and transport connections.  The development would not
significantly harm the landscape character and appearance of the area and established pattern of
development adjacent the site and can be accommodated without significantly harming the
amenity of neighbouring properties.  Taking into account the proposed highway improvements to
gain access to the site, the development is also acceptable in terms of highway safety.  On
balance, the adverse effects of the proposal would not significantly and demonstrably outweigh its
benefits.  

13.2  It is recommended that outline permission is granted subject to conditions and the
completion of a Section 106 Agreement.  
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A
HA29
B
HA39
A
HA39
B
HA40
2000
2001
3996
4000

Construction traffic management and routing/ exceptional wea

Highway improvements-offsite A

Highway improvements off-site B

Traffic regulation orders
NOTE:  Application Approved Without Amendment
Application Approved Following Revisions
Note - Discharge of Conditions
Variation of approved plans
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4

SHIPDHAM
The Cricket Players
Old Post Office Street

George Tufts & Son (Watton) Ltd
c/o Agent 

David Futter Associates Ltd
Arkitech House 35 Whiffler Road

Residential development for 23no. dwellings  

Outline

3PL/2015/1267/O

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Development plan and material considerations  
Principle of development and deliverability  
Impact on the landscape character and appearance of the area  
Access & highway impact  
Ecology  
Amenity  
Drainage & flood risk

 KEY ISSUES

Residential development of a former nursery site for 23 dwellings, (14 market and nine affordable,
- 40%), associated access, amenity space, parking and garaging.  Application is in outline only
and seeks approval for access with all other matters reserved.  

The proposed development site extends to approximately one hectare and comprises a former
nursery site, buildings, and open fields.  It is located at the southern end of the village and
bounded to the north and east by a mixture of detached, and semi-detached dwellings of varying
form and appearance.  To the south and west of the site are open fields.  The entrance to the site
is from Old Post Office Street, which contains some traditional older properties as well as a small
garage business.  Approximately half of the site is located outside the settlement boundary.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

This application is referred to committee as it is a major development proposal contrary to the
development plan.  

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2014/1073/O - 14 dwellings on part of the site within the development boundary - REFUSED
March 2015.  

3PL/2011/0292/O - Development of 30 dwellings - REFUSED June 2011.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.11
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19
NP
NPPF

NPPG

Spatial Strategy
Housing
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Parking Provision
Neighbourhood Plan
With particular regard to paras 8,14,47,49, 59 & 63.  

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

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

Provision of 40% (nine) affordable dwellings, including an appropriate housing mix  
On-site open space provision  

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

FLOOD & WATER MANAGEMENT TEAM    

HOUSING ENABLING OFFICER    

No objection subject to conditions.  

We have no objection to this application.

Please consult the LLFA on the submitted FRA.  

No objection - the sewerage system has capacity for the flows from the development.  

No objection, subject to an appropriate condition requiring a written scheme of investigation to be
agreed.

No comments at this stage.  

No contributions towards education or libraries required.

No comments.

 CONSULTATIONS

SHIPDHAM P C -   
OBJECTION

The development is outside the village boundary.

There are safety concerns regarding traffic from Watton.

Inadequate infrastructure - schools/surgery etc.

Inadequate drainage and potential flooding.

Density of development.  

NOTE: - There are no education or library contributions required.  
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MS L S TURNER    

COUNCILLOR PAUL HEWETT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

No comments.

Objection

Majority of proposed site is outside the village development boundary.  

Number of dwellings is too large and impacting on current street scene.  

The proposed road alignment including blocking off one slip road, will not help current traffic /
road safety issues at all, especially junction of Bradenham Road with A1075.  

Big concerns over drainage and sewerage proposals.  

With the already approved numbers of proposed developments in the village, plus those to come
i.e. Old School Playing Field, Parklands, etc. facilities such as the Doctors and the School will
struggle to serve.  

The current number of new and proposed developments will meet and indeed exceed our
designated number of dwellings as in local plan.  More large developments such as proposed will
put enormous strain on a village that already struggles with the amount of traffic, especially HGVs
passing through A1075, both from a practical and safety point of view.  

As Ward Representative I support in principle development on this site as appropriate to the size,
scale and density of a development relative to the surrounding area.  But this application in its
current form provides none of this - cramped, over-developed and intruding into the countryside
beyond the village boundary.  

As part of the LDF process a number of years ago the site was earmarked for appropriate
development on a small scale.  Currently this is neither small nor appropriate.  

No further surveys are required prior to determination of the application, however if this
application is approved, a Construction Ecological Management Plan and Biodiversity
Enhancement Strategy should be included as planning conditions.  

No objection, subject to conditions covering contamination.  

CONTAMINATED LAND OFFICER -  No Comments Received 
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A total of seven letters of objection received

-  Outside development boundary
-  Highway works would not improve safety
-  Development too cramped
-  Schools and doctors at capacity
-  Bats and barn owls overfly the site
-  Layout will harm amenity
-  Loss of privacy and overlooking
-  Insufficient parking
-  Drainage concerns
-  Noise and smell concerns from the pumping station
-  Infrastructure will not be able to cope
-  Development not for local residents
-  No employment potential

 REPRESENTATIONS

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 western half of 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 3.7 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.  

3.0 Principle of development and deliverability  

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

-  economic, in terms of building a strong economy and in particular by ensuring  
   that sufficient land of the right type is available in the right places;
-  social, by supporting, strong vibrant and healthy communities by providing 
   the supply of housing required to meet future need, in a high quality 
   environment with accessible local services and;
-  environmental, through the protection and enhancement of the natural, built  
   and historic environment.  

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

3.2  In terms of economic and social sustainability, the Core Strategy classifies Shipdham 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.  Furthermore, Policy SS1 gives Shipdham a positive allocation of 100 dwellings.  

3.3  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 issues are
considered later in this report.  

4.0 Design and Impact on the character and appearance of the area

4.1  Core Strategy Policies CP11, DC16 and paragraphs 59 and 63 of the NPPF requires all
development to be a high quality design that fully considers the context in which it sits,
contributes to a sense of local distinctiveness and compliment the natural landscape and built
form that surrounds it.  All proposals should preserve or enhance the existing character of the
area.  Although not in a prominent location when entering the village, due to its semi-open nature
vegetation to its boundaries, the site contributes towards the setting of the village.  

4.2  The site is located in the 'Central Breckland Plateau' area as identified in Breckland's
Landscape Character Assessment 2007 (LCA).  The key sensitivities within this area are the
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open skylines and the long views from elevated road networks.  In terms of strategy, there is a
need to conserve blocks of ancient woodland and veteran hedgerow / field trees, and to enhance
the arable landscape.  New development at the edge of key settlements, (such as Shipdham),
should be appropriate to local historic vernacular and materials and should take account of the
open elevated landscape and its associated views.  

4.3  Taking into account the existing development adjoining the site along Old Post Office Street
and Bradenham Road, the site does not significantly extend out into the open countryside and
indeed approximately half of the site forms part of an old nursery located within the settlement
boundary.  The character of the existing development comprises single and two storey dwellings
generally of a traditional form or scale with red facing brick work and dark pan tiles.  

4.4  Although only indicative at this stage, the layout and design of the development shows that
all dwellings have a street frontage, which would extend the existing linear pattern of the
surrounding part of the village.  The density of the scheme, (23 dph), whilst higher than the
density of existing development surrounding it, still maintains generous garden areas and open
space.  Although the orchard trees within the site would be removed, the trees and hedging to the
boundary of the site would remain.  A landscaping scheme would also form part of any reserved
matters submission.  

4.5  It is concluded that there would be limited harm to the existing character and appearance of
the area through the introduction of development outside the settlement boundary.  However, the
development would not significantly harm the key sensitivities of the landscape character area
and generally accords with Core Strategy Policy CP11.  

5.0 Access and Highway Impact

5.1  Access to the site will utilise the existing access point onto Old Post Office Street.  However,
acknowledging some of the issues with the previous refused development proposal on the site
and that the junction between Old Post Office Street and the Watton Road was highlighted as a
'danger spot' in the Shipdham Village Appraisal, off-site highway improvements are proposed.
These would result in the southern most junction of Old Post Office Street and Watton Road
being closed up with the remaining junction with Watton Road improved.  A change in priorities
will result in this road serving the new development.  Existing properties on Old Post Office Street
to the south of the site entrance will gain access via the stopped up section of Old Post Office
Street and the revised main junction with Watton Road.  

5.2  The Local Highway Authority has been consulted on the proposed access arrangements and
as amended, they raise no objection to them, subject to appropriate conditions.  The highway
improvements go some way to addressing the concerns of local residents expressed as part of
the Shipdham Village Appraisal and in response to this planning application.  The proposals are
therefore considered to accord with Core Strategy Policy CP04 and the NPPF in this regard.  

6.0 Ecology
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6.1  The application is accompanied by a an Ecology report, which concludes that no habitat or
species of high conservation value will be lost or is likely to be harmed as a result of the
development, with the potential exception of brown hare, which may be utilising part of a hay
meadow for breeding and / or resting purposes.  Suitable mitigation is proposed that will deal with
all ecological impacts, but specifically aimed at avoiding disturbance to brown hares during their
breeding season, January to August.  Provided that the development proceeds in accordance
with the suggested mitigation then the Ecological Consultant raises no objection to the proposal.
Therefore, the proposal accords with Core Strategy Policy CP10 and the NPPF.  

7.0 Amenity

7.1  The indicative layout shows that a development of 23 dwellings can be satisfactorily
accommodated with the site whilst providing for adequate separation distances between
proposed and existing properties, (25 metres minimum to 45 metres maximum).  Where
proposed dwellings are located reasonably close to the boundary of the site and the rear gardens
of neighbouring properties, there is the option of single storey development to minimise impact.
There should be no issues with direct overlooking.  It is noted that a resident to the south west of
the site raises concern with the location of the foul water pumping station.  However, the final
location of this piece of infrastructure is not yet decided and would be dealt with as part of any
reserved matter submission.  Overall it has been demonstrated that a Core Strategy Policy DC01
compliant scheme is capable of coming forward on the site.  

8.0 Drainage and flood risk

8.1  Although the site is located within Flood Zone one and therefore is at very low risk of
flooding, a Flood Risk Assessment has been submitted with the application.  This also sets out
the drainage strategy for the site.  Owing to the ground conditions only a limited amount of SUDS
can be accommodated and as a consequence the surface water drainage strategy for the site
includes: water buts, permeable paving to drain private driveways, attenuated storage provided in
oversized pipes and a cellular storage tank, restricted discharge  to a newly formed ditch leading
an existing watercourse, and a new surface water culvert for exceedance flow routing.  

8.2  In respect of foul water drainage, connection will be made to the mains sewerage system via
a pumping station.  Anglian Water has confirmed that there is capacity in the network to
accommodate foul flows from the development.  

8.3  No objections have been received from statutory consultees and the proposal is considered
to accord with Core Strategy Policy DC13 and the NPPF in this regard.  

9.0 Other matters

9.1  Archaeology - An archaeological evaluation of the site identified evidence of Bronze Age,
Iron Age, medieval and post medieval pits and ditches and therefore the Historic Environment
Service has requested that any permission by subject to a condition requiring a written scheme of
investigation.  This would be in accordance with paragraph 141 of the NPPF.  
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Outline Planning Permission

3003
3058
3046
3060
3106
3385
3402
3414
3415
3416
3802
3804
3942
3944
3996
3946
4000
HA01
HA02
HA03

Early delivery of Housing Time limit
Standard Outline Condition
In accordance with submitted
Standard outline landscaping condition
External materials and samples to be approved
Archaeological condition
Boundary screening to be agreed
Fencing protection for existing trees
Trees and hedges
Ecology
Precise details of surface water disposal
Precise details of foul water disposal
Ground Gas condition
Contaminated Land - Desk Study/Site Investigation
Note - Discharge of Conditions
Contaminated Land - Unexpected Contamination
Variation of approved plans
Standard estate road conditions
Standard estate road condition
Road Surfacing

 RECOMMENDATION

 CONDITIONS

9.2  Affordable housing / S106 obligations - 40% affordable housing, (nine dwellings), is proposed
which is in accordance with Core Strategy Policy DC04. Although significant off-site highway
works are proposed, there is no requirement for education or library contributions, so there is no
reason to question the viability of the scheme at this stage.  

9.3  The comments of local residents, the Parish Council and ward members have been taken
into account.  

10.0 Conclusion

10.1  It is acknowledged that the proposed scheme will contribute towards the five year supply of
housing, generate some economic activity and is in a sustainable location adjacent a village with
good facilities and transport connections.  The development would not significantly harm the
landscape character and appearance of the area and established pattern of development
adjacent the site and can be accommodated without significantly harming the amenity of
neighbouring properties.  Taking into account the proposed highway improvements, the
development is also acceptable in terms of highway safety.  On balance, the adverse effects of
the proposal would not significantly and demonstrably outweigh its benefits. Consequently, the
application can be approved.  
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A
HA29
A
HA29
B
HA39
A
HA39
B
HA40
2000
2001
3996
4000

Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Highway improvements-offsite A

Highway improvements off-site B

Traffic regulation orders
NOTE:  Application Approved Without Amendment
Application Approved Following Revisions
Note - Discharge of Conditions
Variation of approved plans
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5

ELSING
Garden land adjacent to Woodforde Cottag
Mill Street

R.S. Baker & Sons Ltd
The Abattoir Elsing

JWM Design
23 Litcham Road Mileham

Erect detached dwelling & garage  

Full

3PL/2015/1287/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 

Principle of development
Highway safety
Character and appearance of the area
Impact on amenity

 KEY ISSUES

The application seeks full planning permission for the erection detached two storey dwelling.  

The application site comprises part of the garden land to the adjacent property Woodforde
Cottage.  Beyond the eastern boundary is the garden and two storey detached dwelling of the
neighbouring property.  There is currently no boundary treatment in this direction.  The site falls
within open countryside beyond the settlement boundary.  The site lies to the south of Mill Street.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No.  

 EIA REQUIRED

This application is called in to Planning Committee because of local support.  

 REASON FOR COMMITTEE CONSIDERATION
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Appeal against refusal of planning permission 3PL/2013/0532/F for a pair of semi-detached
cottages - Dismissed.  

A full planning application for a pair of semi-detached cottages under planning reference
3PL/2013/0532/F was submitted 18th June 2013.  The application was refused on grounds
relating to sustainability, highway safety and character and appearance.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
The site has previously been the subject of a planning application, (3PL/2013/0532/F), for two
dwellings which was refused and subsequently dismissed at Appeal ref
APP/F2605/A/14/2212627.  The proposal has been reduced in size to one dwelling and now
includes improvements to the existing level of visibility from the site access.  

The current submission includes visibility measuring 2m x 25m to either side of the access which
Inspector Palmer considered 'acceptable' although he acknowledged 'The reduced distance

 CONSULTATIONS

CP.14
DC.01
DC.02
NPPF

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
With particular regard to paragraphs 7, 17, 34 and 55  

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

ELSING P C -   

BYLAUGH P C -   

At a meeting of the Parish Council held on Monday 16th November 2015, Members considered
the above proposal and noted that the applicant had taken on board comments arising from the
Planning Inspectorate appeal dismissal and had introduced the provision of an electric vehicle
and photovoltaic charging facility, as part of any future tenancy agreement, to mitigate the
Inspectors concerns in respect of sustainability by lack of transport.  Members found no objection
to the scheme as submitted provided that appropriate planning conditions are imposed to
incorporate the above mitigation measures within any grant of permission.  

No objections from Bylaugh Parish Meeting.  

Not Applicable.  

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-02-2016

DC131_new

None.  

 REPRESENTATIONS

1.0 Principle of Development

1.1  The site is outside of any settlement boundary and as such there is a general presumption
against new residential development unless there are special circumstances e.g. agricultural
workers dwellings in accordance with Breckland Core Strategy Policy CP14 and DC02 and the
National Planning Framework.  No special circumstances have been proposed as part of the
application and the proposal would therefore be contrary to these policies.  

1.2  The site is located to the south of Mill Street, a small settlement with no facilities.  Lyng, a
small village approximately 1.5 km to the east of the site has a shop, primary school, public
house, garage, hairdresser and sports and social club.  Elsing, an even smaller village has a
public house, village hall and a church.  In terms of distance the facilities in Lyng and Elsing are

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

would mean that car bonnets may protrude into the road'.  Government safety standards set out
in Manual for Streets recommend that a 2.4m set-back distance be used in most situations but
consider in lightly trafficked or slow speed situations that a distance of 2m may be utilised.  The
standards go on to advise that the ability of drivers and cyclists to see this overhang from a
reasonable distance and to manoeuvre around it without undue difficulty should be considered.
Whilst I accept that traffic speeds in this location may be slow I do not agree that it is in the
interests of highway safety to expect a vehicle, in particular a motorcycle, to take avoiding action
to prevent a collision with a vehicle emerging from the access.  

I would therefore welcome the applicant being encouraged to increase the set back distance to
2.4m in the interest of highway safety.  That said, given the appeal inspectors guidance I accept
that, in this instance, I would not be able to support an objection in respect of the level of visibility
indicated.  

Since the proposal includes measures to improve visibility, which will be of benefits to both the
existing residents and users of Mill Street and taking into account the inspectors views on the
previous highway grounds for refusal I would have difficulty in substantiating a highway objection
to the current submission subject conditions.  

No objection subject to conditions relating to contamination.  

No objection but it is advised that the existing foul drainage system is checked to confirm it is
capable of taking the additional foul waste waters from any new development.  
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considered accessible by pedestrians, however, the routes have no footpaths and are not lit and
are not therefore safe for pedestrians given the narrow width of the carriageway.  The bus service
along Mill Street is infrequent and would not therefore enable easy accessibility to local services.  

1.3  For these reasons future occupants of the dwellings would rely heavily on the use of the
private car to gain access to local facilities.  This would not accord with the core planning principle
in paragraph 17 of the National Planning Policy Framework which is to actively manage patterns
of growth to make the fullest possible use of public transport, walking and cycling.  The proposal
would also not accord with paragraph 34 of the Framework in terms of ensuring the need to travel
will be minimised and the use of sustainable transport modes will be maximised.  

1.4  This view was supported in the recent appeal decision APP/F2605/A/14/2212627 which was
dismissed.  It was concluded that the inaccessibility of the proposal to local shops and facilities by
means other than the car would render the development unsustainable and this would not accord
with the social dimension to sustainable development as set out in paragraph 7 of the
Framework.  The harm in terms of sustainability would be significant and demonstrable and this
would outweigh any benefit from the provision of the proposed dwelling.  The acceptability of the
proposal in terms of highway safety and character and appearance also do not outweigh the
harm that would be caused in terms of sustainability.  

1.5  It is concluded then that whilst it is acknowledged that the proposal would make a positive, if
modest, contribution to reducing the deficit of housing land, this benefit would be demonstrably
outweighed by the harm caused in respect of sustainability.  

2.0 Character and Appearance of the Area

2.1  It was considered by the Inspector in the previous appeal that in terms of character and
appearance the proposal would not adversely affect the characteristics of the area or the quality
of the landscape and would accord with policy DC01 of the Breckland Core Strategy and
Development Control Policies Development Plan Document (DPD) (2009) in these respects.
Albeit the appeal proposal was for a pair of semi-detached cottages, the residential development
proposed for a single dwelling is equally acceptable in this regard.  

2.2  It was considered that the proposed dwellings would be of similar proportions and design to
the adjacent dwellings and the older dwellings at each end of the group.  Their design, siting and
height together with the spaces to be maintained on either side would complement the design
and layout of the existing dwellings.  The proposal would be an infill development within the
existing settlement.  Whilst it would be outside the settlement boundaries as defined in the
development plan, it would not be an isolated development with respect to the existing
development pattern.  

2.3  It is concluded therefore that the current proposal for a detached two storey dwelling of
similar design, dimensions and style to the appeal proposal is acceptable in terms of its impact on
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Refusal of Planning Permission RECOMMENDATION

the character and appearance of the area.  

3.0 Highway Safety

3.1  The proposed dwelling would be served by an existing car parking area to the rear of the
adjacent houses and this would be extended.  The access to the parking area is close to a right
angled bend in Mill Street where Woodforde Cottage is on the inside of the bend.  Whilst the
Highway Authority reluctantly accepted the original submitted layout which includes a visibility
measuring 2m x 25m to either side of the access, it was suggested that the applicant be
encouraged to increase the set back distance to 2.4m in the interest of highway safety.  It was
also requested by Highway Authority there should be a continuous barrier to pedestrian access to
the from other than the vehicular access to Mill Street.  A revised plan has been submitted to the
Council which shows increased visibility to 2.4m and the requested boundary treatment.  

4.0 Amenity Impact

4.1  The scale of the development and separation distances to neighbouring dwellings ensures
there will be no unacceptable overlooking, overshadowing, loss of light or privacy impacts.  

5.0 Conclusion 

5.1  The shortfall in the Council's five year housing land supply is relevant in assessing the
application as Paragraph 49 of the Framework states that policies for the supply of housing
should not be considered up to date if the local planning authority cannot demonstrate a five year
supply of deliverable housing sites.  The restrictive approach to development outside settlement
boundaries contained in Policy CP14 of the DPD can therefore be considered out of date.
However, the inaccessibility of the proposal to local shops and facilities by means other than the
car would render the development unsustainable and this would not accord with the social
dimension to sustainable development as set out in paragraph 7 of the Framework.  

5.2  The harm in terms of sustainability would be significant and demonstrable and this would
outweigh any benefit from the provision of the proposed dwelling, including the limited
contribution to housing supply.  

5.3  The acceptability of the proposal in terms of highway safety and character and appearance
also do not outweigh the harm that would be caused in terms of sustainability.  This view is
reinforced by the previous appeal decision.

5.4  In conclusion, the proposal is considered to be unacceptable and is therefore recommended
for refusal for reasons relating to its unsustainable location.  
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Criterion E - Planning Apps Where Refused
Non-std reason for refusal

 REASON(S) FOR REFUSAL
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WATTON
Development at the Old Carpenters Arms
Swaffham Road

S & A Jones Developments Ltd
c/o Agent 

David Futter Associates Ltd
Arkitech House 35 Whiffler Road

Demolition of 21 Swaffham Road & assoc. outbdgs & Erection of 23 dwellings &
garages

Full

3PL/2015/1322/F

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Principle of development and policy matters 
2. Local character and amenity 
3. Transport and highway safety

 KEY ISSUES

Full planning permission is sought for a development of 23 dwellings, together with the demolition
of an existing semi-derelict dwelling.  A mixture of two, three and four bedroomed houses and
bungalows are proposed, including nine affordable units.  The dwellings would be accessed via a
new adoptable estate road.  Two new accesses would be formed onto Swaffham Road and a new
footway provided on the site frontage.  The application is supported by a Planning Statement,
Design & Aceess Statement, Ecological Survey, Flood Risk Assessment, Arboricultural
Assessment and Contamination Risk Assessment.  

The site is located within the defined Settlement Boundary for Watton and is situated in a
residential area approximately 800 metres to the west of the town centre.  The site extends to
around one hectare and includes a semi-derelict house and outbuildings.  The remainder of the
site comprises rough grassland.  The boundaries of the site are mainly delineated by established
hedges and trees.  The western boundary of the site is bounded by a public footpath.  

 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
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No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ANGLIAN WATER SERVICE    
No objection.  The foul drainage from this development is in the catchment of Watton Water
Recycling Centre that will have available capacity for these flows.  The sewerage system at
present has available capacity for these flows.  

 CONSULTATIONS

SS1
CP.01
CP.05
DC.01
DC.02
DC.04
DC.12
DC.13
DC.16
NPPF

NPPG

Spatial Strategy
Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Flood Risk
Design
National Planning Policy Framework, including paragraphs 6-9, 14, 17, 32,
49, 50, 58 and 109.

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 COUNCIL -  No Comments Received 

SAHAM TONEY P C -   
Saham Toney Parish Council has no comments to make on this plan.  

No.  

 EIA REQUIRED

A Section 106 Agreement is being drafted to secure the provision of affordable housing and
contributions to local schools (£29,942).  

 CIL / OBLIGATIONS
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HISTORIC ENVIRONMENT SERVICE    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

The proposal does not have any implications for the historic environment and we would not make
any recommendations for archaeological work.

 

No objection.   

No objection subject to detailed revisions to layout.  

Although there is some spare capacity at the local Junior School and High School there is
considerable development in the area and more development planned.  There would be
insufficient places at the Watton Westfield Infant and Watton Junior Schools for children from this
proposed development should it be approved. Therefore contributions will be claimed as follows
towards Education provision: Westfield Infant and Nursery School: £4,990 x 2 = £9,980; Watton
Junior School: £6,654 x 3 = £19,962.  Total Education Contribution = £29,942

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

No objection.  

Trees shrubs and hedges shown to be removed are of poor quality and should not be seen as a
constraint upon the proposed development.  Trees of greater value along the western boundary
can be retained and have sufficient space. No objection subject to tree protection condition. 

Additional bat surveys are required, together with mitigation measures, if appropriate. Whilst it
would be preferable for these surveys to be undertaken before the determination of the
application, this survey work could be conditioned if the application is to be determined before the
next available survey period (May-September). In other respects the development should
proceed in line with the mitigation measures set out in the submitted Ecology Surveys.

No objection subject to a condition relating to construction management.   
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A number of representations have been received from local residents raising concerns about the
effect of the development on traffic safety, the amenities of neighbouring properties, wildlife,
existing trees / hedges and drainage.  

 REPRESENTATIONS

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

2.0 Principle of development and policy matters

2.1  The application site is located within an established residential area in the main built up area
of the town.  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
planning policies permit new housing in locations such as this, provided that certain criteria are
met, including in relation to effects on local character, amenity and traffic.  Moreover, the site is
allocated for housing development by Policy W4 of the Council's Site Specific Policies and
Proposals DPD (2012).  

2.2  The proposed development would be close to other housing and would be easy reach of
local facilities and services, which would be likely to derive some support for future residents.
The development would add to the range of housing available in the area, and its construction
would provide some economic benefits, albeit temporary.  The site could also be developed
without causing material harm to the character of the area or local amenity (see below).  

2.3  In line with Core Strategy Policy DC04 40% of the development (nine units) would be
provided as affordable housing.  Contributions would also be made to the provision of local
infrastructure in the form of financial contributions to improvements to local schools.  These
provisions would be secured by a section 106 agreement.  

2.4  Taking these considerations into account, it is concluded that the development of the site for
housing is acceptable in principle.  

3.0 Local character and amenity

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    
No objection subject to conditions.  

ENVIRONMENT AGENCY -  No Comments Received 

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 

BRECKLAND ASTRONOMICAL SOCIETY -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-02-2016

DC131_new

3.1  The proposed development would comprise a mixture of houses and bungalows of broadly
traditional design.  Two storey dwellings are proposed on Swaffham Road; these would follow the
existing pattern of linear development and would be consistent in scale and design with nearby
properties.  Within the main body of the site, a mixture of houses and bungalows are proposed;
these would be arranged to create a well defined and cohesive street scene, with visual interest
provided by variation in building heights, orientation and detailed design.  The density of the
proposed development (23 DPH), although slightly greater than that envisaged in Policy W4,
would not be high and would be compatible with the general character of the area.  

3.2  The proposed layout is such that the public footpath adjacent to the west would be bounded
by rear gardens.  Existing trees and hedging on this boundary would be maintained, and all
dwellings would be located outside the relevant root protection areas.  As this arrangement is
similar to that which exists elsewhere along the route, the semi-rural character of the footpath
would be maintained.  Elsewhere, existing hedging along the site frontage would be removed to
provide for the new accesses and footways. Some low value trees would also be lost within the
site itself.  Whilst the loss of the roadside hedging would cause some disruption to the street
scene, opportunities would be provided for new landscaping within the proposed layout.  Suitable
new planting would mitigate any adverse effects and could be required by planning condition.  

3.3  Given the largely undeveloped and open nature of the site, the proposed development would
inevitably have some impact on the amenities enjoyed by nearby residents.  However, the
scheme has been designed so as to minimise any harmful effects.  Single storey properties are
proposed generally on those parts of the site that immediately adjoin existing residential
properties, including those on Heys Yard immediately to the south.  Where two storey houses are
proposed, only flank elevations would face towards the neighbouring properties.  Adequate
separation distances would also be maintained.  The proposal would also have some visual
impact on existing properties on the opposite side of Swaffham Road, but given the degree of
separation it is not considered that such effects would be significant.  Neighbouring dwellings to
the west would be well screened by existing trees / hedging.  Some disturbance would be caused
due to increase activity and traffic, but given the scale of the development, this would not exceed
that which could reasonably be expected within a built up residential area.  

3.4  For these reasons, it is considered that the proposal would be in keeping with the character
and appearance of the area and would not result in any significant adverse effects on residential
amenity.  The proposal would thus accord with Core Strategy Policies DC01, DC11 and DC16,
and with relevant guidance in the NPPF.  

4.0 Transport and highway safety

4.1  Local services and facilities, including those in the town centre, would be readily accessible
from the development either on foot or bicycle.  Regular bus services are also available nearby.
The development would also enjoy good access to the primary road network.  Given the good
standard of local roads and the scale of the proposal, it is not considered that the level of traffic
generated by the development would be likely to have any significant effect on traffic conditions in
the area.  The NPPF indicates that development should only be prevented on transport grounds
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where the residual cumulative effects would be severe.  

4.2  Two new accesses are proposed onto Swaffham Road to serve the proposed development.
Appropriate visibility splays would be provided to each entrance.  The proposed estate road
would also meet relevant highway standards.  Some detailed revisions have been made to the
layout of the road as recommended by the Highway Authority.  Parking would be provided in
accordance with adopted standards, mostly within plots.  A new footway would be provided along
the site frontage, together with two lay-bys to provide additional visitor parking.  

4.3  On this basis it is considered that safe and suitable access would be provided.  

5.0 Other matters

5.1  Ecology - The Ecological Surveys submitted in support of the application identify a number of
features of interest, particularly in relation to bats.  Existing semi-derelict buildings and some
larger trees provide potential roosting locations for bats.  Further surveys and a mitigation
strategy, (if bats are found), will therefore be necessary before development starts.  Whilst it
would be preferable for additional survey work to be undertaken before the determination of the
application, no survey work could be done until May.  In the circumstances, given the level of
ecological information already provided, it is considered the requirement for additional
assessment can be satisfactorily be dealt with by planning condition in this instance.  

5.2  Drainage - The site is situated with Flood Zone One (low probability of flooding).  The
submitted Flood Risk Assessment indicates that due to ground conditions, the site is not suitable
for infiltration drainage.  It is proposed therefore to direct surface water flows to a nearby ditch
system.  These flows would be attenuated to the existing greenfield run-off rate, using oversize
pipes and underground storage tanks, to ensure that the development would not increase the risk
of flooding elsewhere as required by the NPPF.  Foul drainage would be to the existing public
sewer, which Anglian Water has confirmed has sufficient capacity.  

6.0 Conclusion

6.1  The proposed development would be well related to existing development in this part of the
town and would not cause any significant harm to local amenity.  Local services and facilities
would be readily accessible and would be likely to derive some support from future residents.
The scheme would make a positive contribution to the supply of housing in the area, including
affordable housing, and would provide some economic benefits and help maintain the vitality of
the local community.  

6.2  Accordingly, it is considered that the proposal would amount a sustainable development, as
defined in the NPPF, to which the presumption in favour applies.  The proposal is therefore
recommended for approval subject to conditions and the completion of a Section 106 Agreement.
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Planning Permission

3007
3047
3104
DE08
3408
3405
3414
3940
3935
3750
HA01
HA02
HA03
A
HA39
A
HA39
B
3802
3943
3992
3996
4000
AN60
AN61
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Slab level to be arranged
Landscaping - details and implementation
Fencing/walls - details and implementation
Fencing protection for existing trees
Ecological surveys/mitigation
Construction management
Non-standard highways condition
Standard estate road conditions
Standard estate road condition
Road Surfacing

Highway improvements-offsite A

Highway improvements off-site B

Precise details of surface water disposal
Contamination found during development
Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
NOTE NCC Inf 2 When Vehicular access works required
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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ATTLEBOROUGH
Pixie Paddock
Leys Lane

Kate and Nigel Bunton
Pixie Paddock Leys Lane

Patterson Design Ltd
2 Exchange Street Attleborough

Proposed new single storey dwelling house  

Full

3PL/2015/1351/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 single storey, one bedroom dwelling
on land adjacent to an existing house, Pixie Paddock.  The site is an area of grass land to the
south of a vehicular access to the existing dwelling immediately to the west of the site.  The
proposed dwelling would use the existing access off Leys Lane.  

The dwelling would be constructed using a mixture of red bricks and cedar cladding with a clay
pantile roof.  

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, but adjoining the Settlement Boundary of Attleborough.  It is a semi rural

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

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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location close to Attleborough, and close to a loose knit group of dwellings and commercial
buildings.  

The site measures 0.06ha and forms part of the curtilage to a dwelling immediately to the east,
known as Pixie Paddock.  

To the south and north of the site is a wooded area.  Immediately to the west is the garage to the
existing dwelling.  To the north east, on the opposite site of Leys Lane is the Attleborough
Settlement Boundary.  

Planning permission was granted under reference 3PL/2015/1058/F in December for a dwelling in
the vicinity of the site.  The planning issues are considered similar to this proposal.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

NPPG

Housing
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
With particular regard to paras 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
no local recreation or open space project has been identified.  

 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.  

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT

A Preliminary Ecological Appraisal (PEA) and any further surveys as highlighted as being
required in the PEA should be undertaken and reported to the LPA prior to the determination of
this application to assist the LPA in addressing material considerations in relation to biodiversity
and protected sites or species.  

TREE AND COUNTRYSIDE OFFICER

Given the proximity of 3rd party trees along the southern boundary, it will be necessary to provide
further tree details in accordance with BS5837:2012.  This should include an implication
assessment and tree protection plan.  If works are proposed within the root protection areas of
these trees, method statements will be required.  

CONTAMINATED LAND OFFICER

No objection.

ATTLEBOROUGH TOWN COUNCIL

Approve.

NORFOLK COUNTY COUNCIL HIGHWAYS

No objection subject to the provision of a passing bay, removal of existing bollards within the
existing access and improved visibility splay.  

EAST HARLING INTERNAL DRAINAGE BOARD
Objection
The Site lies within the Drainage district of the East Harling IDB, and in close proximity to a Board
maintained watercourse.  

No information has been provided on the means of surface water drainage, and of ensuring there
is no detrimental impact on the water environment.

This objection may be removed on receipt of appropriate information to demonstrate a
sustainable drainage system, and connection to the public foul sewer.  The NPPF requires a
connection to the public foul sewer to be made unless it can be clearly demonstrated that a
connection is not feasible.  
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2.0 Principle

2.1  The application seeks full planning permission for the erection of a detached single 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 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
close to 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:

-  the proposed dwelling would appear as an ancillary building within the 
   residential curtilage of the existing dwelling;
-  the site is well related to the existing dwelling and exiting outbuildings 
   and is immediately adjacent an existing garage;
-  the visual containment of the site by existing woodland to the north and   
   south;
-  no visual exposure would occur, there are no views of the site other than  
   limited view from Leys Lane;  
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-  the proposal would not intrude into the open countryside and would not be 
   isolated;
-  no artificial boundaries would be introduced.  

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.  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.  

2.7  With regard to whether this is a suitable location, the Settlement Boundary of Attleborough
lies  to the north-east of the site on the opposite side of Leys Lane.  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 site can  be developed without causing harm to the character and appearance
of the area.  

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 mixture of cedar wood cladding
and red brick with a clay pantile roof, in keeping with the existing dwelling.  The proposal would
appear as an additional outbuilding to the existing dwelling which is set back from the highway.
The proposed 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 the 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 west to ensure that existing residential amenity would be satisfactorily maintained.
 The proposal responds positively to DC01.  
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Planning Permission

3006
3047
HA24
HA20
3920
MT03
4000
3996

Full Permission Time Limit (2 years)
In accordance with submitted
Provision of parking and servicing - when shown on plan
Provision of visibility splays - conditioned
Provision of passing bay
External wall and roof materials to be agreed
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

5.0 Highway Safety

5.1  Access is proposed from Leys Lane via the existing vehicular crossing to the Pixie paddock.
The Highway Engineer has requested the provision of a passing bay between the site and the
junction with Leys Lane and Slough Lane and also the removal of temporary bollards currently
restricting the width of the vehicular crossing.  The applicant has verbally agreed to the details
requested by the Highway Authority and an amended plan will be provided.  Any further
comments will be reported verbally to members.

6.0 Other Matters

6.1  The Ecological Consultant has recommended a Preliminary Ecological Assessment should
be undertaken prior to the determination of the application.  

6.2  The Tree and Countryside Officer has recommended an arboricultural survey should be
undertaken, however, the trees adjacent the southern boundary have since been felled.  The
applicant has been requested to provide details for the ash tree immediately adjacent the garage
to demonstrate that the position of the garage would not impact on the longevity of this tree.
Details will be reported verbally to members.  

6.3  Noting the objection by the IDB the applicant has been requested to provide further
information in respect of drainage.  Details will be reported verbally to members.  

7.0 Conclusion

7.1  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
conditions and subject to matters of drainage and highways being resolved.  
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2001
2014

Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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HOLME HALE
Crossways Farm
Cook Road

Mr David Yaxley
Orchards End Cook Road

Brian Warnes Architectural Services
37 Coronation Road Holt

Variation of condition 3 on 3PL/2015/0409/O in respect of single storey
restriction. 

Outline

3PL/2015/1390/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

Impact on Character and Appearance  
Amenity

 KEY ISSUES

Outline Planning Permission for the erection of two dwellings, ( with appearance, landscaping,
layout and scale being reserved matters), was granted under planning Ref:
3PL/2015/0409/0.Vehicle access from Cook Road was proposed at the northern boundary of the
plot.  Condition (3) of the approval stated that' the development hereby approved shall be limited
to single storey dwellings'. The application seeks to vary that condition to allow Plot one to be a
two storey dwelling, and Plot two remaining as a single storey dwelling. An illustrative elevational
sketch has been provided showing the two storey and single storey dwelling for each plot,
although the final detailed design would need to be assessed under the submission of reserved
matters.Plot one, the proposed two storey dwelling would adjoin Crossways Farm,which is a two
storey building.Plot two remains single storey and adjoins St Andrews Close which are single
storey bungalows.  No works on the development have commenced.

The application site comprises the southern side garden of Crossways Farm.  The site is located
centrally within the village of Holme Hale. The village does not have a settlement boundary. The
site is bounded on both sides by dwellings, with a further dwelling located opposite the site on the
eastern side of Cook Road. The dwellings in St Andrews Close which adjoin the site are single
storey bungalows with low pitched roofs, Crossways farm is a two storey dwelling.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard Laws

The application was previously determined by the Planning Committee and for continuity the
application is referred back.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/0409/0 - Outline planning permission for the erection of two
 dwellings planning permission granted 26 August 2015.  

3Pl/2008/0175/F - Extension to dwelling to form self contained annex and erection of detached
garage.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

One letter of objection received raising the following points:
-  Previous objections to any two storey buildings have not altered.  
-  Unanimous decision by committee to impose single storey restriction on
   buildings when originally approved.  
-  variation to allow one  plot to be a two storey property does not address the  
   concerns raised previously regarding restriction of natural light, 
   overlooking of other properties and would not be in keeping with surrounding 
   properties.  
-  Concerned about height of single storey building and potential that this may 
   be a chalet bungalow.  
-  Any buildings allowed should be restricted to single storey only.

 REPRESENTATIONS

 CONSULTATIONS

Holme Hale Parish Council

No objections to a single storey and one two storey property being developed. However, the
developer appears to have taken the height to the limit and beyond and this is not considered to
be in the interests of the adjacent residents.

CP.14
DC.01
DC.16
NPPG
NPPF

Sustainable Rural Communities
Protection of Amenity
Design
National Planning Practice Guidance
National Planning Policy Framework

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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1.0 Principle

1.1  The principle of two dwellings on site has already been established by the grant of the outline
planning consent Ref: 3PL/2015/0409/O. Condition (3) of the approval limits the development to
single storey dwellings only.  The reason for the imposition of the condition was to ensure a form
of development compatible in scale and massing with the adjacent buildings and in the interests
of visual amenities of the area.  

1.2  This application seeks a variation to condition (3) to allow Plot One to be two storey dwelling,
whilst Plot One would still remain a single storey dwelling.  The main issues of consideration are
the impact on the character and appearance of the area as well as amenity.  An illustrative sketch
has been provided, although details of the final design, layout and appearance of both plots
would be subject to submission of part of the reserved matters application.  

2.0 Impact on Character and Appearance

2.1  It is considered that a two storey dwelling on Plot One, would not be out of keeping and
character with the street scene at this location, in particular having regard to the two storey
dwelling of Crossways Farm which directly adjoins.  The illustrative sketch illustrates that a two
storey dwelling on Plot one would satisfactorily integrate in to the street scene.  The transition
down from two storey on Plot One to single storey on Plot Two is not an uncommon transition and
is common place in many Breckland villages and is not out of character with the surrounding
area, in particular noting the presence of two storey dwellings in the village including those
opposite the site.  The proposal accords with Core Strategy Policy DC16.  

3.0 Amenity Impact

3.1  Impact upon amenity is a reserved matter which would be considered at the detailed
planning stage.  However, it is considered that the indicative site plan satisfactorily demonstrates
that the dwelling's, private open space, and associated car parking can be accommodated
without giving rise to significant overlooking, overshadowing, loss of light, or privacy with respect
to adjacent dwellings.  

3.2  There is sufficient scope, to site and treat windows in a manner that would satisfactorily
mitigate any undue overlooking impact.  Plot Two which adjoins the single storey bungalows of St
Andrews Close would remain single storey so as to help mitigate any adverse impact in terms of
overshadowing, bulk, loss of amenity.  The proposed two storey dwelling at Plot One is of
sufficient distance away so as not to cause any adverse impact on the bungalows at St Andrews
Close in terms of loss of outlook, light or overshadowing having regard to the objection received.  

4.0 Conclusion

4.1  In conclusion it is considered that the variation of condition to allow Plot One to be a two
storey dwelling still results in a development that satisfactorily integrates within the street scene
as well as not adversely impacting on the amenities of adjoining neighbours.  In conclusion

 ASSESSMENT NOTES
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Outline Planning Permission

3005
3058
3935
3946
HA05
HA08
HA20
HA39
A
HA39
B
AN60
2014
3996
2000
4000

Outline Time Limit ( reduced time limit )
Standard Outline Condition
Plot 1 two storey, Plot 2 single storey
Contaminated Land - Unexpected Contamination
Standard outline highways condition
New access - construction over verge
Provision of visibility splays - conditioned
Highway improvements-offsite A

Highway improvements off-site B

NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

approval of the application is accordingly recommended. The previous conditions imposed on the
outline application are reiterated as well as the variation of condition (3).




