
DC131_new

1
2
3
4
5
6
7
8
9

10

Item
No.

Mrs Anne Bowes
Mr & Mrs S Skipper
Mr John Rix
Ms Sara Large
Dr Sophie North
Mr & Mrs D Stebbings
Strutt & Parker Farms Ltd/Rack
Miss Margaret Cook
Mr Andrew Yeomans & Mrs A Pick
Mr & Mrs Gooch

Applicant

SAHAM TONEY
SAHAM TONEY
BEACHAMWELL
SWANTON MORLEY
GREAT CRESSINGHAM
BESTHORPE
BRIDGHAM
MATTISHALL
ASHILL
GARVESTONE

Parish

3PL/2015/0242/F
3PL/2015/0879/O
3PL/2015/1049/F
3PL/2015/1066/O
3PL/2015/1131/F
3PL/2015/1233/F
3PL/2015/1262/F
3PL/2015/1337/F
3PL/2015/1387/F
3PL/2015/1502/F

Reference No.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016

DC131_new

1

SAHAM TONEY
Land adjacent Stanway Farm
Chequers Lane

Mrs Anne Bowes
c/o Agent 

on Behalf of David Futter Asso
Arkitech House 35 Whiffler Road

Proposed 5no. Residential Dwelling with associated access drive, amenity space
and garaging.

Full

3PL/2015/0242/F

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Sustainability.
Impact on the character and appearance of the area.
Access and highway impact.
Impact on amenity.
Affordable housing.
Archaeology.
Ecology.
Drainage and flood risk.

 KEY ISSUES

The application seeks full planning permission for residential development on five large plots, with
an average size of 0.4 hectares.     The dwellings are proposed on a parcel of land between
Rosecroft and Oakside House on Chequers Lane, Saham Toney.

The application proposes: one large detached three bedroom single storey dwelling with a triple
garage / carport; three large detached four bedroom two storey dwellings, each with a triple
carport / garage; and one large detached four bedroom dwelling with a double garage / carport.
Each dwelling would have a floor area of approximately 190 sqm.

Two access points to serve the development are proposed directly via Chequers Lane.  Both
access points would lead to a shared private drive to serve the individual dwellings.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation

The application is referred to planning committee as it is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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The application site comprises a broadly rectangular parcel of agricultural land with an area of
approximately 2.15 hectares.  The site is located immediately adjacent to Saham Toney
Settlement Boundary, and is approximately 1km east of the centre of the village.

The eastern boundary comprises native hedgerow which runs alongside Chequers Lane.  A
drainage ditch runs along the east and southern boundary of the site.  The western boundary
comprises native species hedgerow, beyond which is further agricultural land.

Beyond the northern boundary of the site is Rosecroft, a large detached two storey dwelling set
within a generous plot.  Beyond the southern boundary is the garden to Oakside House and the
rear half of the garden belonging to Springfield Villas.  On the opposite side of Chequers Lane is
residential development generally comprising large two storey detached properties, some of
which fall within the settlement boundary.

Other than residential surrounding land use is largely agricultural.  The site and surrounding land
is generally flat and level with hedging and trees defining field boundaries.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.16
DC.18

Spatial Strategy
Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Design
Community facilities, recreation and leisure

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

No.
 EIA REQUIRED
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 CONSULTATIONS

DC.19
NPPF

NPPG

Parking Provision
With particular regard to paragraphs. 14,17, 47 & 55.

National Planning Practice Guidance

SAHAM TONEY P C -
Voted unanimously to oppose it for the following reasons. 

1.  The site is outside the development guidelines.

2.  Chequers Lane is an uncategorized road with no footpaths and a narrow 
bridge on Cley Lane on the approach to Watton.  There are already 29 
dwellings under construction on the Clayland site in Cley Lane and an 
application in for 73 houses on Saham Road which is a continuation of 
Chequers Lane / Cley Lane / Saham Road.  This road is used as a 
Shortcut through to Watton from Swaffham and further afield to the 
A47.

3.  There have been ongoing concerns raised by parishioners for sewage capacity within this
locality.  The capacity of the present sewerage
pipe running down Chequers Lane and beyond has during the last few 
years caused blockages and pollution to the west side water course
off Chequers Lane.  The west side discharges into the Saham Mere 
which had to be blocked off while several tanker loads of raw sewage 
were disposed of while there was a near  miss incident with the water 
course on the East side, (which discharges into the Little Wissey).
Manhole covers have lifted in Pages Lane / Chequers Lane at other 
times depositing raw sewage in the carriageway during periods of dry 
weather.  It is viewed with some incredulity that Anglian Water are
not a consultative body in local development issues as Chequers Lane 
has been flooded at least twice in the last 25 years to a depth of 
200mm in the centre of the carriageway with some properties being 
made uninhabitable for several weeks.  Anglian Water has advised that 
the infrastructure cannot support the quantity of homes in the area, 
notwithstanding the 29 properties on the Clayland development 
currently being constructed and would not support further demand.

4.  Some of the photography in the application is very imaginative even 
to the point of not showing an existing property in the photographs.

5.  The site of the development is situated on a bend in the road.  The 
road is used as a short cut to Watton by people travelling from both 
the Swaffham and Watton directions.  Traffic travels at speed and the     road is dangerous

Not Applicable.

 CIL / OBLIGATIONS
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particularly for pedestrians.

6.  Chequers Lane is supposed to be a SUSTRAN route where families can 
safely ride bicycles.  Increased traffic would make it very dangerous 
for children to enjoy this route on their bicycles.

7.  A previous application for a single dwelling with an agricultural 
restriction was rejected some years ago.

8.  While the Environment Agency have commented regarding the aquifer 
running across the site, they have failed to highlight the 
implications regarding the high water table even during times of
drought when you only have go down a couple of feet before water 
appears in the hole.

9.  The Designs and Access Statement is incorrect where it states that 
the application has been discussed with Parish Council members.

10. No flood risk assessment has been submitted.

11. It is not on a bus route, only the school bus travels this route 
    during term time.

12.  There should be an Environmental Impact Report on sites which exceed 
0.5 hectares.

13.  The foul water disposal is of major concern given that the Council 
is aware of the pumping station which cannot cope with sewerage at 
present let alone when the 29 houses on Cley Lane are completed.

14.  There is no Climate control assessment.

15.  Saham Toney is still listed as a Service Centre Village although it 
does not meet the criteria for such a village, no shops or Post Office, and very little employment.

16.  Although not directly planning matters, the issue of school places 
will need to be addressed as Saham Toney Primary School is full and 
Watton Medical Practice, (the nearest doctor), is not taking any new 
patients.  Patients have already been transferred from parts of the 
parish of Saham to other doctors.  The provision of health 
infrastructure is also a strategic priority that councils should 
seek to deliver and its needs for water resources and schools.

To summarise sustainable development is about planning for a better quality of life, insuring that
economy, social and environment impacts are balanced and the use of natural resources are
considered and should not impact on further generations.  The Council considers that this
application is not viable, sustainable or deliverable for Saham's needs now or in the future.  The
cumulative impact of development and the need for infrastructure to support development should
be material considerations in deciding whether development is appropriate.
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ECOLOGICAL AND BIODIVERSITY CONSULTANT

TREE AND COUNTRYSIDE CONSULTANT

NORFOLK COUNTY COUNCIL HIGHWAYS

ENVIRONMENT AGENCY

ENVIRONMENTAL HEALTH OFFICERS

HISTORIC ENVIRONMENT OFFICER

ANGLIAN WATER SERVICE

NORFOLK COUNTY COUNCIL (LFA)

No object subject to conditions.

No objection subject to conditions.

Comments refer to the likelihood of all journeys made by future occupants of the proposed
dwellings being by car.  Conditions recommended in the event of an approval.

No objection.

No objection.

An archaeological evaluation has been carried out at the proposed development site.  The
evaluation confirmed the presence of below ground archaeological features, however these were
sparse and identified as being of limited significance therefore no further archaeological work is
recommended.

Anglian Water only comments on applications of 10 dwellings or more unless the Council
specifically advises of concerns or issues relevant to Anglian Water, so on this occasion we will
not be responding.

The applicant should seek clarification of ownership responsibilities of any boundary ditches or
culverts.  Details of any riparian ownership should be incorporated into transfer documents to
ensure future maintenance responsibilities are understood.

Any culverts or works affecting the flow of a watercourse requires the prior written consent of the
Lead Local Flood Authority, (Norfolk County Council), under the terms of the Land Drainage Act
1991, (as amended by the Flood & Water Management Act 2010/ Water Resources Act 1991).
The Lead Local Flood Authority seeks to avoid the use of culverts and consent for such works will
not normally be granted, except as a means of access. It should be noted that this consent is
required in addition to any planning permission granted.

MR CHARLES CARTER -  No Comments Received 

MR J D ROGERS -  No Comments Received 
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14 representations have been received in response to the application.

Concern relates to: site beyond the settlement boundary; traffic; road used as 'rat-run'; road
dangerous for pedestrians / cyclists; loss of agricultural land; access; impact on rural village;
cumulative effect being considered; poor drainage / flooding / capacity of sewerage system; no
shops / post office / employment opportunities within village; lack of infrastructure such as
schools / doctors; lack of public transport; impact on wildlife; impact on rural village; amenity
impact.

 REPRESENTATIONS

1.0 Sustainable development

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

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

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

1.4  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Saham Toney is a
service centre village where services and facilities exist to meet the day to day requirement of the
residents.  The application site abuts the settlement boundary along its south east boundary.

1.5  The route to the centre of Saham Toney, where services and facilities are located does not
provide a footway along the complete distance, but along approximately half of it and there is no
street lighting.  However, where footways do not exist the journey would be along a route that is
already fronted by residential development and with a 30mph speed limit which is likely to
encourage walking and cycling. Saham Toney Community Hall is approximately 400m from the
application site.

 ASSESSMENT NOTES
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1.6  The nearest bus stops are approximately 850m along the same route toward the centre of
the village.  These stops provide a daily bus service Monday to Friday, (the number 6 - Norwich -
Wymondham - Watton - Saham Toney - Ashill) and a regular bus service Monday to Saturday
(the number 1 - Kings Lynn - Swaffham - Saham Toney - Watton.  A daily service, (Monday to
Friday), to Watton, (Wayland High School), is also provided.  The bus services linking the site to
local amenities in Watton would provide a possible alternative to the car.

1.7  The proposed development would be approximately 3km from Watton, a mid-sized market
town as identified in the Council's Spatial Strategy (Policy SS1).  Watton provides a good range
of services for its residents' and supplements the services and facilities on offer in Saham Toney.
The proposal supports the social dimension of sustainable development.

1.8  Whilst some harm would be caused due to the likelihood of travelling by car to access local
services and facilities in Saham Toney and the broader range of services in Watton, this harm
would be small given the short distance involved.  It is concluded that the proposal responds
appropriately to the environmental dimension of sustainable development.  These considerations
weigh in favour of the proposal.

1.9  Paragraph 55 of the NPPF states housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  The site adjoins the settlement boundary of Saham Toney with residential dwellings
to the south, north and on the opposite side of Chequers Lane.  The NPPF states that local
planning authorities should avoid new isolated homes in the countryside.  The proposed dwellings
would join part of the existing settlement and would not be isolated when considered in this
context.

1.10  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable.
With regard to availability and deliverability, the site is within the applicant's ownership and
available now, making the development deliverable within five years to meet the housing shortfall.
 It is appropriate that the time limits are reduced and this would be in accordance with other
applications in Breckland approved under the five year supply.  It is considered appropriate to
impose a two year period for commencement of development in order to reaffirm the deliverability
of the scheme.

2.0 Impact on the Landscape Character and Appearance of the Area

2.1  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be
protected for the sake of its own intrinsic beauty and its benefit to the rural character.
Development within the District is also expected to be of the highest design quality in terms of
both architecture and landscape.  It should have regard to good practice in urban design and fully
consider the context within which it sits.  It should embrace opportunities to enhance the
character and appearance of an area and contribute to creating a sense of local distinctiveness.
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2.2  The proposal would represent a significant change in the nature and appearance of the land
to which the application relates and the assessment to be made is whether the impact on the land
would be significantly harmful to the local area.  The site is however closely related in a visual
sense to the village as it abuts the edge of existing residential development.  The site has a
spacious road frontage with residential development as proposed set back from the highway.
This would fit in well with the existing layout in this location.

2.3  The Breckland Landscape Character Assessment, (2007), indicates that the site is located
largely within an area known as the 'River Wissey Tributary Farmland', where views within and
across the character area are largely contained by mixed enclosure hedges with hedgerow oaks.
Hedged and treed skylines are a feature of the landscape. 

2.4  Attention should be paid to conserve existing small scale rural road pattern, resisting
upgrade / calming measures which could have an urbanising influence on the rural lanes,
ensuring that new development within settlements reflects the existing use of local materials and
that the individual and separate identities of settlements are preserved.  Development and
boundary treatments to the settlement edges should be monitored to ensure that species which
could have a suburbanising influence on the landscape should be discouraged.

2.5  A landscaping strategy which would be secured by planning condition should take account of
these requirements.  Details of precise materials of the proposed development would be secured
by planning condition and submitted for approval by the local planning authority.

2.6  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).

2.7  The proposed development would not appear out of keeping with the surrounding layout and
in terms of layout the proposed dwellings would fit in well with the existing established pattern of
development.  The site has the capacity to accommodate development of this scale without
detriment to the character and appearance of the surrounding area and the proposal would meet
the requirement of Policy CP11 of the Core Strategy and Paragraphs 17 and 109 of the NPPF.

3.0 Access and Highway Impact

3.1  A drawing was requested by the Highway Authority detailing: turning heads; access widths;
visibility splays; and bin collection points.  A revised plan submitted by the applicant details the
requested amendments and the Highway Authority raise no objection to the proposal subject to
conditions.

4.0 Impact on Amenity
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4.1  The proposal seeks planning permission for five large detached dwellings on a parcel of land
with residential development to the north and to the south.  The proposed dwelling to the north
would comprise a large single storey property approximately 10m from the site boundary.   The
plot to the south would accommodate a large two storey dwelling approximately 12m from the site
boundary.  There would be no first floor windows facing toward the neighbouring dwelling to the
south.  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,
compliant with Policy DC16.

4.2  A landscaping strategy would be secured by planning condition for approval and this should
include additional buffer planting along the north and southern boundaries of the site.  It is
considered that the site could satisfactorily accommodate the proposed development with no
detrimental harm caused to amenity.

5.0 Affordable Housing

5.1  Breckland's adopted policy DC04 requires 40% affordable housing on sites of 0.17ha or
more.  A commuted sum has been agreed between the applicant and the council's Housing
Enabling Officer in lieu of on-site provision.  This would be secured through a S106 Agreement.

6.0 Archaeology

6.1  The proposed development site is located within a complex of earthworks, thought to be the
remains of medieval common edge settlement. The earthworks include a curvilinear ditch
bounding the site to east (probably the medieval common boundary) and a series of tofts or
settlement parcels.

6.2  An archaeological evaluation has been carried out at the proposed development site.  The
evaluation confirmed the presence of below ground archaeological features, however, these were
sparse and identified as being of limited significance.  Consequently the Historic Environment
Service is content that no further archaeological work will be required at the proposed
development site and no conditions are recommended.

7.0 Ecology 

7.1  The Ecology Report by Anglian Ecology dated March 2015 sufficiently considers the potential
ecological issues on site and provides suitable mitigation measures.  These would be secured by
condition.  A Method Statement would be requested by condition in the event of an approval to
ensure the risk of harming protected species on site is minimised.

8.0 Drainage and Flood Risk

8.1  The application is not a major application and does not fall within flood zone two or three.  A
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Flood Risk Assessment is therefore not required.

8.2  Concerns have been raised locally in relation to drainage and flooding.  The issues relate to
the drainage ditch, in particular the section which runs along the southern boundary of the site.
The Flood and Water Management Team at Norfolk County Council have confirmed that the ditch
to the southern boundary is within the ownership of three different owners.

8.3  The flood team have sent letters to the owners requesting that they clear the ditch as it had
been neglected and became blocked.  The ditch was subsequently cleared.

8.4  It has since transpired that one of the owners of the ditch to the south has made alterations,
including reducing the width of the ditch and introducing a concrete drainage pipe.  However,
concrete pipe connections were not provided for existing land drains to discharge into the pipe
and consequently since these works have been carried out the land has experienced heavy
flooding.  Land drains within the application site that have been there for over 30 years can no
longer filter to this ditch and the site cannot then drain.  This leads to flooding on the field leading
to flooding overflowing to the road.

8.5  Flooding of the application site and the road appears to be a direct result of the land drains
not being able to discharge to the outfall.    The system consequently backs up within the site
boundaries.  The owner of the section of the ditch which has been altered has been advised of
their rights and responsibilities as a riparian landowner and advised of the current position.  This
should sufficiently allow for the works to be rectified and address concerns relating to flooding.

8.6  The owner of the application site land undertakes to keep clear all other areas of ditches
under their responsibility and to ensure by working together with owners of neighbouring ditches
will remain clear.    This will hopefully avoid any future problems.

8.7  Foul sewage is proposed to be disposed of via mains sewer.

9.0 Conclusion 

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

9.2  The proposal would have minimal impact on the amenity of existing residential development
to the north and south of the site and not to any detrimental level.  There would be some impact
on the character of the area due to the loss of openness, and an existing gap would be lost.
However the proposed layout demonstrates a rather spacious scheme with landscaping proposed
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Planning Permission

3006
3047
MT03
3109
3405
3408
3920
3920
3920
HA07
HA19
HA24
PD01
3414
4000
3994
3994
AN61
3996
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Flint work panel to be approved
Fencing/walls - details and implementation
Landscaping - details and implementation
Foul water drainage
Surface water drainage
Ecological recommednations
New access - construction over ditch/watercourse
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
No additional windows at first floor
Fencing protection for existing trees
Variation of approved plans
Riparian ownership
Note from LFA
NOTE NCC Inf 2 When Vehicular access works required
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

to the front of the development.  The harm is therefore mitigated to some extent.

9.3  The proposal would make some contribution to the supply of housing, a factor which must be
given considerable weight given the thrust of national planning policy regarding housing
provision.  In terms of design and layout the development would be appropriate in this location
and in terms of access the proposal is acceptable.

9.4  Taking all matters into consideration it is concluded that the harm likely to be caused by the
proposal would not be such that it would significantly and demonstrably outweigh the benefits of
the development.   In accordance with paragraph 14 of the NPPF, it is therefore recommended
that permission is granted subject to conditions and to the completion of a Section 106
Agreement to secure the affordable housing contribution.   Delegated authority is also requested
to refuse the application if the legal formalities in respect of the Section 106 Agreement are not
completed within three months of the date of this decision or that the Planning Manager has the
authority to agree another more appropriate time scale for the completion of any such agreement.
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SAHAM TONEY
Site Adjacent Homelands
Ploughboy Lane

Mr & Mrs S Skipper
High House Farm Ploughboy Lane

Parsons & Whittley Ltd
1 London Street Swaffham

Proposed residential development

Outline

3PL/2015/0879/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

Sustainability
Impact on the character and appearance of the area 
Access and highway impact 
Impact on Amenity
Affordable housing 
Archaeology
Ecology
Contaminated land 
Previous application

 KEY ISSUES

The application seeks outline planning permission with all matters reserved.  Five dwellings are
proposed on land between Mercian Cottage and Homelands on Ploughboy Lane, Saham Hills.
The application indicates three detached two storey dwellings, each with a double garage, and
one pair of semi-detached two storey dwellings.  The indicative plan illustrates three new access
points directly via Ploughboy Lane.

Ploughboy Lane is a narrow country lane leading off Hills Road to the north.  The application site
comprises a broadly rectangular parcel of agricultural land with an area of approximately 0.42
hectares.  The site is located immediately adjacent to the northern part of the Saham Toney
Settlement Boundary, and is approximately 2km north of the centre of the village.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No Allocation

The application is referred to planning committee as it is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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The western boundary comprises a native hedgerow which runs along Ploughboy Lane, beyond
which is meadow land currently used for farming / grazing.  There is no boundary treatment in
place to define the eastern boundary of the site, beyond which is further agricultural land.  To the
north of the site is Mercian Cottage, one of a pair of semi-detached two storey dwellings.  To the
south of the site is Homelands a detached single storey dwelling and beyond this a small group of
about five dwellings. Residential development along this stretch of Ploughboy Lane is rather
sporadic.

Other than residential development surrounding land use is largely agricultural.  The site and its
surrounds are gently undulating with hedging and trees defining field boundaries.

Residential development with ancillary works, (18 dwellings), including the demolition of piggeries
and associated buildings was refused under planning reference 3PL/2014/0224/O.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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

NPPG

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras 14, 17 & 47.

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
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 CONSULTATIONS

SAHAM TONEY P C -
Saham Toney Parish Council unanimously voted to object to the above plan at its meeting last
night on the following grounds:

1.  Saham Hills is a rural area with no services and the site is outside the settlement boundary
and, if approved, will set a precedent for other green field sites in the parish.

2.  The plan is in breach of the NPPF.

3.  The houses are described as 'modest' when in fact they are very large houses unsuitable for
the local housing need.

4.  Ploughboy Lane is a single track lane with no passing places and this development proposes
three new entrances on the narrowest part of the road.

5.  Vehicles from the development would need to go either down Ploughboy Lane and through
Chequers Lane / Cley Lane to Watton or up Ploughboy Lane through Hills Road / Long Road
through to Dereham.  These roads are all either single track or narrow lanes.  With the already
agreed development for 29 houses on Cley Lane, traffic on these roads will already be
dramatically increased.

6.  The architects say that the sites proximity to local services makes this proposal sustainable in
social, economic and environmental respects but the Council has said that Ploughboy Lane is
remote from local services in relation to a previous plan.

7.  Development proposals state that the layout provides for an infill development in a built up
area but there are only 18 houses in Ploughboy Lane.

8.  There is a bungalow for sale which could, (if demolished), provide a road for further
development of the site.

9.  The village school is full and is a good twenty minutes walk away along narrow unlit lanes with
no footpaths.

10.  The local doctors in Watton has been closed to new patients and although shortly due to
reopen its list is still overburdened before taking into account the new developments in Watton.
Some 1500 patients were de-registered last year which included those in Saham Hills who now
have to travel to Shipdham for a doctor.  A car or taxi is needed for this journey as there are no
buses.

11.  Employment within the area is virtually non existent and a car is essential to travel to any of
the surrounding towns where work might be available.

12.  There is no bus service in Saham Hills, no footpaths and no street lights.

13.  Ploughboy Lane has no road gullies and is dependant on a ditch on the opposite side of the

Not Applicable

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS

HISTORIC ENVIRONMENT SERVICE

ECOLOGICAL AND BIODIVERSITY CONSULTANT

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER

HOUSING ENABLING OFFICER

NATURAL ENGLAND

No objection subject to conditions.

No objection.

No objection subject to conditions.

No objection.

No objection subject to condition.

No objection.

No objection.

Breckland's adopted policy DC04 requires 40% affordable housing on sites of 0.17ha or more.
This site exceeds this threshold, and should therefore be providing 40% on site provision.  The
units should be transferred to an RP at a price which assumes no public subsidy is available, to
ensure affordability in perpetuity.  Breckland's current preference is for smaller units to meet the
identified housing need from our register.

No objection.

road to this application and under some conditions standing water will appear.  Ploughboy Lane
has experienced flooding issues on several occasions and this development would only add to
the problem.  The application states soakaways for surface water disposal; a preferred choice
would be a rural on site system.

14.  The parish has many issues with regard to foul water and concerns are expressed with
regard to sewerage capacity for the site.

In conclusion the Parish Council considers this to be an unsustainable development and strongly
object to it.
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53 representations have been made objecting to the proposal on the following grounds:

Unsuitable road network; unsustainable location / remote from services and facilities; greenfield
site; overdevelopment; flooding / drainage; outside of settlement boundary; lack of infrastructure;
more houses are not needed; green belt; setting precedent; unsuitable access; loss of
agricultural land; suggested highway amendments are not suitable for rural location; no public
transport serving Saham Hills; no bus stops / footpaths / street lighting; proposal would result in
too much traffic; impact on wildlife; no employment opportunities in Saham Toney; children would
not be able to walk to school; road dangerous for walking and cycling; landscape impact.

 REPRESENTATIONS

1.0 Sustainable development

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

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

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

1.4  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Saham Toney is a
service centre village where services and facilities exist to meet the day to day requirement of the
residents.  The application site abuts the settlement boundary along its northern boundary.  It is
noted that the centre of Saham Toney, where most services and facilities are located is not
considered walkable in terms of distance and there are no footways or street lighting within the
area.  The distance travelled by car to access these would however be short.

 ASSESSMENT NOTES

MR CHARLES CARTER -  No Comments Received 

MR J D ROGERS -  No Comments Received 
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1.5  The proposed development would be approximately 3km from Watton, a mid-sized market
town as identified in the Council's Spatial Strategy (Policy SS1).  Watton provides a good range
of services for its residents' and supplements the services and facilities on offer in Saham Toney.
The proposal supports the social dimension of sustainable development.

1.6  The application site is approximately 250m from bus stops which provide a daily service
(Monday to Friday) to Watton, (Wayland High School).  The south of Saham Toney is served by a
more frequent regular bus service, but these bus stops are not within easy walking distance.

1.7  Whilst some harm would be caused due to the need to travel by car to access local services
and facilities in Saham Toney and the broader range of services in Watton, this harm would be
small given the short distance involved.  It is concluded that the proposal responds appropriately
to the environmental dimension of sustainable development.  These considerations weigh in
favour of the proposal.

1.8  Paragraph 55 of the NPPF states housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  The site adjoins the settlement boundary of Saham Toney with residential dwellings
to the north and the south.  The NPPF states that local planning authorities should avoid new
isolated homes in the countryside.  The proposed dwellings would join part of the existing
settlement and would not be isolated when considered in this context.

1.9  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable.
With regard to availability and deliverability, whilst this is an outline application, the site is within
the applicant's ownership and available now, making the development deliverable within five
years to meet the housing shortfall.  It is appropriate that the time limits are reduced and this
would be in accordance with other applications in Breckland approved under the five year supply.
It is considered appropriate to impose a two year period for commencement of development in
order to reaffirm the deliverability of the scheme.

2.0 Impact on the Landscape Character and Appearance of the Area

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

2.2  The proposal would represent a significant change in the nature and appearance of the land
to which the application relates and the assessment to be made is whether the impact on the land
would be significantly harmful to the local area.  The site is however closely related in a visual
sense to the village as it abuts the edge of existing residential development.  A road frontage
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residential development is demonstrated which would fit in well with the existing layout pattern in
this location.

2.3  The Breckland Landscape Character Assessment (2007) indicates that the site is located
largely within an area known as the 'River Wissey Tributary Farmland' where views within and
across the character area are largely contained by mixed enclosure hedges, with hedgerow oaks
and hedged and treed skylines are a feature of the landscape.

2.4  Attention should be paid to conserve existing small scale rural road patterns, resisting
upgrade / calming measures which could have an urbanising influence on the rural lanes,
ensuring that new development within settlements reflects the existing use of local materials and
that the individual and separate identities of settlements are preserved.  Development and
boundary treatments to the settlement edges should be monitored to ensure that species which
could have a suburbanising influence on the landscape should be discouraged.  Development
and boundary treatments would require careful attention and the landscaping strategy should
take account of these requirements.  Precise materials of the proposed development would be
considered as part of the reserved matters application.

2.5  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).

2.6  The application site and the immediate landscape surrounding it are slightly undulating and
views of the site from across agricultural land are limited.  The proposed development would be
viewed from the Hills Road to the north, although hedgerows would restrict visibility to some
extent and its appearance would not cause a detrimental amount of harm.

2.7  The proposed development, as depicted in the indicative layout plan would not appear
incongruous in its setting, and although it is indicative only it is thought that in terms of the layout
the proposed dwellings would fit in well with the existing established pattern of development.  The
site has the potential to accommodate residential development of this scale without detriment to
the character and appearance of the surrounding area, and the proposal would meet the
requirement of Policy CP11 of the Core Strategy and Paragraphs 17 and 109 of the NPPF.

3.0 Access and Highway Impact

3.1  Ploughboy Lane is of single track width adjacent to the site however widens out to allow a
two-way vehicle flow at its junction with Hills Road and also at its junction with Chequers Lane to
the south.  For the scheme to be considered acceptable in highway terms the Highway Authority
would require some localised widening along the site frontage, together with two passing places,
one to the north west of the site and one to the south.  With these measures in place the
proposed development would be acceptable in highway terms.  These details would be secured
via planning condition
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3.2  In assessing the details of measures proposed by the Highway Authority careful attention
and due regard would need to be had to conserving the existing small scale rural road pattern as
referred to at paragraph 2.4 of this assessment.  It may be considered appropriate to limit the
localised widening and passing places, to ensure the impact on character of the rural road is
minimised, in particular the loss of hedgerow along the highway.

4.0 Impact on Amenity

4.1  The indicative layout submitted with the application illustrates a scheme with three detached
and one pair of semi-detached two storey dwellings.  The full impact of the proposal on
residential amenity would be assessed at the reserved matters stage to ensure an acceptable
level of amenity is maintained to occupiers of existing and proposed dwellings.  The landscaping
strategy should include additional buffer planting along the north and southern boundaries of the
site.  It is considered that the site could satisfactorily accommodate the development as shown on
the indicative layout with no detrimental harm caused to amenity.

5.0 Affordable Housing

5.1 Breckland's adopted policy DC04 requires 40% affordable housing on sites of 0.17ha or
more.  The indicative layout demonstrates that the two affordable units can satisfactorily be
accommodated as part of the overall scheme.  This provision would be secured through a S106
Agreement.

6.0 Archaeology

6.1  An archaeological evaluation has been carried out and a report was submitted with the
planning application.  The evaluation confirmed that at least one archaeological feature survived
but that the site had been truncated by modern activity.  The surviving feature was of limited
significance and given the existing disturbance the proposed development is likely to have
minimal impact on the historic environment.   Consequently, the Historic Environment Service is
content that no further archaeological work will be required at the proposed development site and
no conditions are recommended.

7.0 Ecology

7.1  The Preliminary Ecological Appraisal dated 7th November 2015, submitted as part of the
application sufficiently addresses material considerations related to ecology and no further
surveys are required prior to the determination of the application.  However, the Ecological and
Biodiversity Consultant has requested that if the application is approved, conditions for a method
statement and biodiversity enhancements should be included.

8.0 Contaminated Land

8.1  The Council's Contaminated Land Officer raises no objection to the proposal subject to the
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imposition of recommended contamination conditions relating to imported or reused topsoil and
contamination risk.  Subject to these conditions it is considered that the scheme would accord
with Policy CP09 of the Breckland Core Strategy.

9.0 Previous Application

9.1  The previous application ref: 3PL/2014/0224/O for 18 dwellings, which included part of the
current application land, was refused.  The main reasons for refusal related to the site's
remoteness from local service centre provision and its unsustainable location.  The proposal
would have resulted in future occupants of the proposed dwellings likely being reliant on the car
for all journeys.  The application proposed a much larger scheme and the harm caused by future
occupants likely making all journeys by car would be far greater to that of the current proposal.

9.2  In terms of design and appearance the previous application proposed a substantial
development when considered in its context, which was served by one single access road from
Ploughboy Lane.  The proposal was considered to have a negative impact on the character and
appearance of the area.  The current scheme which indicates a proposal for five dwellings each
with their own road frontage is considered to fit in well with the surrounding pattern of
development and not to lead to significant harm.

10.0 Conclusion 

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

10.2 The proposal would have minimal impact on the amenity of existing residential development
to the north and south of the site and not to any detrimental level.  There would be some impact
on the character of the area due to the loss of openness, however the proposed layout
demonstrates a rather spacious scheme, and the harm is therefore mitigated to some extent.

10.3 The proposal would make some contribution to the supply of housing, including affordable
housing; a factor which must be given considerable weight given the thrust of national planning
policy regarding housing provision.  The development with a road frontage layout would be
appropriate in this location and in terms of access the proposal is considered acceptable, albeit
some alterations to the highway may be required.

10.4 Taking all matters into consideration it is concluded that the harm likely to be caused by the
proposal would not be such that it would significantly and demonstrably outweigh the benefits of
the development.  In accordance with paragraph 14 of the NPPF, it is therefore recommended
that permission is granted subject to conditions and to the completion of a Section 106
Agreement to secure on-site affordable housing provision.   However, delegated authority is also
requested to refuse the application if the legal formalities in respect of the Section 106
Agreement are not completed within three months of the date of this decision or that the Planning
Manager has the authority to agree another more appropriate time scale for the completion of any
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Outline Planning Permission

3005
3047
3058
HA05
3920
3920
3920
3920
3946
3405
4000
3996
3992
AN60
2014

Outline Time Limit (2 years)
In accordance with submitted
Standard Outline Condition
Standard outline highways condition
Biodiversity strategy to be submitted
Method statement to be submitted
Foul water drainage
Surface water drainage
Contaminated Land - Unexpected Contamination
Fencing/walls - details and implementation
Variation of approved plans
Note - Discharge of Conditions
Non-standard note re: S106
NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

such agreement.
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3

BEACHAMWELL
Land Between Greenway Garage
& October Cottage

Mr John Rix
Malthouse Farm Beachamwell

Jones Wood Architects
35 Southborough Road London

Erection of eco lifetime home with stables, paddocks, grass riding area, all
weather riding surface & landscaping

Full

3PL/2015/1049/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Langwade Green Shingham

 RECOMMENDATION : APPROVAL

Principle of development.
Impact upon character and appearance of area.
Neighbour amenity impact.
Highway safety.
Trees.
Ecology.

 KEY ISSUES

This application seeks consent for the erection of a residential dwelling with stables, paddocks,
grass riding area, all weather riding area and landscaping on land to the south of Shingham Road.
The site would be accessed from Shingham Road.  The proposed dwelling and stables would be
of contemporary design with the dwelling being constructed to the equivalent of Code 6 of the
Code for Sustainable Homes, (which has now been withdrawn by the Government).

The application currently consists of an agricultural field situated outside of any defined
Settlement Boundary.  The site is bounded to the north by the highway and residential properties,
to the west by residential properties and beyond the highway, to the south by further open
agricultural land within the applicants ownership and to the east by an area of woodland and
beyond open agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

This application is referred to Committee as it is conflicts with the Development Plan.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2014/1113/F - Erection of eco lifetime home with stables, paddocks, grass riding area, all
weather riding surface and new trees - Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.14
DC.01
DC.02
DC.04
DC.12
DC.16
DC.19
NPPF

NPPG

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Design
Parking Provision
With particular regard to paras 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 

BEACHAMWELL P C -
Beachamwell Parish Council is against the proposed planning application.
The main concerns are:

-  Buildings out of keeping, visually and architecturally, with the 
   surrounding buildings.

-  The proposed re-siting will deleteriously affect more adjoining
   properties than before.

-  The deleterious effect on near neighbours of horses in the numbers
   proposed and concern about their waste disposal from the site. 
-  Great concern was repeatedly expressed at the increase of traffic on 

No.
 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS

FLOOD & WATER MANAGEMENT TEAM

TREE AND COUNTRYSIDE CONSULTANT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

No highway objections subject to the imposition of conditions relating to the access, visibility
splay, parking and turning, off-site highway improvement works, and an informative relating to
works within the public highway.  Request a suitably worded condition be imposed ensuring all of
the equestrian facilities are to be used for the personal benefit of the applicant and not for
commercial purposes.

No comments / objections.

It would appear that the proposed stable blocks are within the root protection area of retained
third party tree.  Historic ploughing is likely to result in there being no roots in the top 18 inches of
soil although it is likely that there there will be roots at depths below this.  Foundations are likely
to result in root severence and damage to trees which are outside the site boundary.  If the
stables are to be constructed in this location it will be necessary to provide details of foundations,
given that these will be relatively light structures it may be possible to use a slab at ground level
with no excavation or a piled type foundation.

No further information is required prior to determination and the Ecology Report, (Ecological
Appraisal of Proposed Development, Wild Frontier Ecology, June 2014), sufficiently assesses the
site in terms of ecology.  Measures to minimise residual impacts and enhance biodiversity are
advised.

Recommend the imposition of a condition relating to unexpected contamination.

No objections on the grounds of Environmental Protection, subject to the imposition of conditions

   this single track access road.

-  Objection to a new isolated home in the countryside, which is ruled 
   out by National Policy Planning Framework para 55 - unless the design 
   quality is truly outstanding and innovative, which in this case we 
   don t believe it is.

-  Objection to a development leading to a loss of distinctive Breck 
   landscape as identified in the Breckland Landscape Character 
   Appraisal (2007) and which says that the remote open character of 
    this landscape should be conserved.

-  That this development is inappropriate in this village under Policy 
   DC02, (settlement boundaries).  Also 4.32 of DC02 and CP14.
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Local representations were received and below is a summary of these:

-  Proposal is outside the development area and does not meet the
   criteria;
-  Does not comply with paragraph 55 of the NPPF;
-  Exploiting good agricultural land for financial gain;
-  Would join the villages of Beachamwell and Shingham;
-  Would have a significant environmental impact;
-  Impact upon Protected Species;
-  Design is inappropriate in this location and out of keeping with 
   surrounding development;
-  Disturbance would be caused by riding surface within close proximity
   to existing residential properties;
-  Should convert an existing property;
-  Issue of lighting;
-  Site could be put to better use;
-  Impact upon existing highway infrastructure;
-  Loss of view;
-  Impact upon quality of life of adjacent properties;
-  Devaluation of adjacent properties;
-  Overdevelopment of the site;
-  Use of stables would lead to the creation of a business;
-  Would set a precedent for similar applications;
-  Impact upon designated Conservation Area; and
-  Impact upon surrounding trees.

Three letters of support were received stating it would be an interesting environmentally friendly
development.

 REPRESENTATIONS

1.0 This application is referred to Committee as the proposal is contrary to policy.

 ASSESSMENT NOTES

relating to manure and for no external lighting to be erected without the prior approval of the
Local Planning Authority to alleviate environmental concerns.

NATURAL ENGLAND -  No Comments Received 

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 

COUNCILLOR PETER WILKINSON -  No Comments Received 
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2.0 Principle of development

2.1  The application site is located within an area of countryside where local planning policies
generally seek to limit new development.  Core Strategy Policy CP14 seeks to limit new housing
outside defined settlement boundaries unless there is an essential need for a rural worker to live
near the place of work in the countryside.  There is no such need in this case and the proposal
would conflict with this policy.

2.2  National planning policy, as set out in paragraph 55 of the NPPF, also indicates that local
planning authorities should avoid isolated new homes in the countryside, but extends the special
circumstances that may justify development to include, amongst other things, the exceptional
quality or innovative nature of the design of the dwelling.  To qualify for favourable consideration,
such dwellings should:

-  Be truly outstanding or innovative, helping to raise standards of
   design more generally in rural areas.
-  Reflect the highest standards of architecture,
-  Significantly enhances its immediate setting, and 
-  Be sensitive to the defining characteristics of the local area.

The applicant contends that the proposal would satisfy these criteria.

2.3  In this respect it is noted that the proposed house would be constructed to achieve a high
level of energy performance and sustainable construction equivalent to Code 6 of the now
withdrawn Code for Sustainable Construction.  The proposal would utilise Hembuild construction,
which combines the natural buildings materials of Hemcrete, (hemp fibres, lime binders and
water), along with timber frame technology, which provides high levels of both acoustic and
thermal insulation and is classified as a carbon negative material as it absorbs carbon dioxide
during its construction.  It also allows for the wall panels to be made off-site, ensuring high
standards of quality control and would be finished with a lime render to protect the outer surface.
The proposal would also incorporate passive solar design to reduce energy use with thick and
well insulated walls with minimal openings to the north elevation and large areas of glass on the
south elevation to maximise solar gain.

2.4  Other features of the building would include the use of triple glazed windows, would achieve
lifetime homes criteria to allow long term independent living, solar thermal collectors for
preheating water, solar panels, and rainwater harvesting tanks to provide a grey water flushing
system.  It is also intended to investigate the possibility of sinking a water bore, with installation of
a high efficiency solar powered pump for the water supply.  On this basis, it is considered that the
proposal would represent an innovative design reflecting the highest standards in architecture.

2.5  In general terms the proposed design is interesting and contemporary in its approach and
style and would utilise materials including lime render combined with brick plinths, and flint
garden walls, which would not be significantly out of character with the surrounding context.  In
terms of architecture the design of the dwelling is bespoke and contemporary and whilst of a
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different design to surrounding properties it would not sit immediately adjacent to surrounding
properties and given the degree of separation it is considered the contemporary approach is
acceptable in this instance.

2.6 Taking these considerations into account, it is concluded that the proposal would accord with
national planning policy and is considered to be innovate in terms of design and of a high
standard of architecture. Whilst the proposal would conflict with Policy CP14, this policy is not
entirely consistent with the NPPF for the reasons set out above, and can therefore be afforded
limited weight.  Consequently the proposal is considered to be acceptable in principle.

3.0 Impact upon character and appearance of area

3.1  In terms of the effect of the proposal on the character and appearance of the area, an initial
application was submitted under reference 3PL/2014/1113/F, which was seeking approval for a
residential dwelling with stables and paddocks with the dwelling sitting within the gap between the
properties along Shingham Road, with the stables lying slightly further back adjacent to the
boundary with the neighbour to the east.  Concerns were raised during the application process in
regards to this location as it was considered the proposed location would materially harm the
character of the open countryside due to the fact currently the site provides a visual break
between existing development, which would be lost if the application was approved.  It was also
stated that any proposal would need to address paragraph 55 of the NPPF due to the fact the site
is located outside of any defined Settlement Boundary.  The application was subsequently
withdrawn with the current application being submitted which seeks permission for a dwelling and
stables set within the site to the southern boundary.

3.2  It is considered the proposal would maintain the current visual break between existing
development and views of the wider landscape and due to the fact the proposal is set
approximately 140 metres from the highway that the proposal would not impact upon the
character and appearance of the area.  The site would also consist of paddocks, a grassed riding
area, and all weather riding surface, which are typical within such rural locations and therefore
are deemed acceptable within their context.

3.3  Beachamwell has a designated Conservation Area, which lies approximately 200m west of
the proposed dwelling; however the site is separated from this by existing residential development
and therefore the proposal would not impact upon the character of appearance of the designated
Conservation Area. The proposal therefore accords with Section 72 of the Town and Country
Planning (Listed Building and Conservation Area) Act 1990.

4.0 Neighbour amenity impact

4.1  The development must also be considered in terms of its impact upon amenity.  Policy DC01
of the Adopted Core Strategy requires development to have regard to dominance of a proposal
upon residential amenity.  In addition, impact upon light amenity and privacy of neighbouring
properties needs to be considered.
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4.2  The application site is a substantial plot with the proposed dwelling and stables lying to the
south corner of the site with paddocks separating the dwelling and proposed stables from
surrounding properties.  The dwelling and stables are located approximately 75m from the
nearest property along Shingham Road to the north and approximately 160m from the nearest
property along Chestnut Walk to the west.  It is also proposed that additional planting is placed
along the boundary with the nearest property to the north along Shingham Road and taking into
account separation distances and existing / proposed boundary treatments it is considered the
proposal would not impact upon amenity in terms of loss of light, privacy, overlooking,
overdominance, or noise and disturbance.  In terms of the properties to the west due to the
relatively significant separation distances and existing boundary treatments and proposed
landscaping it is considered the proposal is acceptable.  Whilst the adjacent neighbours are likely
to be able to view the proposal from their properties, it is not thought this would have an impact
upon their amenity in terms of dominance or privacy.  It should also be noted that the devaluation
of existing properties is not a planning consideration.

4.3  In terms of the use of the stables the agent has confirmed these would be used for personal
use only and not as a business.  It has also been stated that any breeding of foals by the
applicant would purely be for personal use and not for commercial.  A condition would be
imposed if approved for the stables and paddocks to be used for personal use only and not for
business use to maintain and protect amenity.

4.4  It is therefore considered the proposal is acceptable in terms of neighbour amenity in
accordance with Policy DC01.

5.0 Highway safety impact

5.1  The Highway Authority states the scheme includes the road widening previously requested
as part of 3PL/2014/1113/F and therefore raise no highway objections subject to the imposition of
conditions relating to the access, visibility splay, parking and turning, off-site highway
improvement works, and an informative relating to works within the public highway.  They also
request a suitably worded condition be imposed ensuring all of the equestrian facilities are to be
used for the personal benefit of the applicant and not for commercial purposes.  As highlighted
above a condition would be imposed if approved stating this.

6.0 Trees

6.1  The Tree Consultant initially comments requesting tree information, (tree survey,
arboricultural impact assessment and tree protection plan), in accordance with the British
Standard BS5837:2012.  Further information was submitted; however this was still not in
accordance with the above.   Further tree information was submitted and the Tree Consultant
states the proposed stable block appears to be within the root protection area of retained trees
and whilst historic ploughing is likely to resulted in there being no roots in the top 18 inches of soil
it is likely there will be roots at depths below this.  Foundations are likely to result in root
severance and damage to trees and therefore if the stables are to be constructed in this location
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Planning Permission

3007 Full Permission Time Limit (3 years)

 RECOMMENDATION

 CONDITIONS

it would be necessary to provide details of foundations. If approved a condition would be imposed
for precise details of the stable foundations to be agreed prior to commencement.

7.0 Ecology

7.1  The Ecology Consultant states the Ecology Report, (Ecological Appraisal of Proposed
Development, Wild Frontier Ecology, June 2014), sufficiently assesses the site in terms of
ecology.  Measures are advised to minimise residual impacts and enhance biodiversity and
therefore a note would be attached if approved drawing the applicants attention to these.  A note
would also be attached drawing the applicants attention to the requirements of the Conservation
of Habitats & Species Regulations 2010 and the Wildlife & Countryside Act 1981 (as amended).

8.0 Other matters

8.1  The Environmental Health Officer raises no objections on the grounds of Environmental
Protection, subject to the imposition of conditions relating to manure and for no external lighting
to be erected without the prior approval of the Local Planning Authority to alleviate environmental
concerns.

8.2  The Contaminated Land Officer raises no objections subject to the imposition of a condition
relating to unexpected contamination.

8.3  The proposed site is 2.6 hectares and therefore Policy DC04 Affordable Housing provision
applies.  Whilst it is noted that in terms of area the site could accommodate five dwelling,
(including two affordable), due to the impact such a development would have in terms of impact
upon the character and appearance of the area it is considered such a proposal would be
unacceptable and therefore no affordable housing contribution is being sought.

9.0 Conclusion

9.1  In the light of the foregoing it is concluded that the proposal is acceptable subject to
appropriate planning conditions.  Although contrary to Core Strategy Policy CP14, the proposal
would comply with Government policy which permits housing in such locations where it is justified
by its outstanding and innovative design.  It is recommended therefore that permission is granted
subject to conditions.
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3047
3106
3920
3408
3140
3920
HA08
HA21
HA39
A
HA39
B
3946
3920
3920
3920
AN60
3994
3994
2001
2014

In accordance with submitted
External materials and samples to be approved
Sustainable construction credentials
Landscaping - details and implementation
Prior approval of slab level
Equestrian facilities personal use only
New access - construction over verge
Provision of parallel visibility splay
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Unexpected Contamination
EHO - Manure
No external lighting
Stable foundations
NOTE NCC Inf 1 When off-site road improvements are required
Note Ecology advice
Note Wildlife Act
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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4

SWANTON MORLEY
New House
Gooseberry Hill

Ms Sara Large
C/O Agent 

Sketcher Partnership Ltd
First House Quebec Street

Erection of 9 dwellings

Outline

3PL/2015/1066/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle of development.
Impact upon character and appearance of area.
Amenity impact.
Highway safety.
Ecology.

 KEY ISSUES

This application seeks outline planning permission, (with appearance, landscaping, layout and
scale being reserved matters), for the erection of nine dwellings on land adjacent to and to the
rear of New House, Gooseberry Hill, Swanton Morley.  The application proposes the access
between the two existing dwellings to the west of the site.

The application site is located outside but immediately adjacent to the Settlement Boundary and
currently forms open land.  The site is bounded to the east and south by agricultural / open land,
to the west by residential dwellings and beyond the highway and to the north by the highway and
further residential dwellings.  The majority of the boundaries to the site consist of mature hedging
and trees.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

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

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Swanton Morley Parish Council 

Objects to this application on housing mix and highways grounds.  In terms of housing mix the
proposal does not meet the housing need for the village and affects the social sustainability of the
village.  In terms of highways there are concerns regarding multiple crossing manoeuvres to
access local services on a busy road.

Norfolk County Council Highways

Concerns initially raised regarding pedestrian provision and the availability of suitable visibility
splays.  These issues have been addressed and therefore raise no objections subject to the
imposition of conditions relating to roads, footways, foul and surface water drainage, visibility
splays, Construction Traffic Management Plan, off-site highway improvement work and

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

NPPG

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras 7, 49 & 141.

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

Not Applicable.

 CIL / OBLIGATIONS
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informatives relating to works within the public highway and street lighting.

Tree and Countryside Consultant

Layout should take into account the constraints represented by the category B trees on site,
including shading patterns.  An arboricultural impact assessment and Tree Protection Plan will be
required based upon the final layout.

Housing Enabling Officer

I have looked at the above application and an confirm that the site area and number of dwellings
proposed trigger the thresholds of the Council s affordable housing policy as per DC04 of the
Councils Adopted Core Strategy and Development Control Policies Development Plan Document.
 At present a 40% provision is required on sites capable of accommodating five or more dwellings
and /or 0.7ha.  This is then further split into 65% being made available for rent and 35% for
shared ownership, shared equity or any other intermediate product that meets the intermediate
definition within NPPF, meets an identified need in the District and is agreed by the Council.  In
this instance, based on a development of nine units, three affordable units would be required.
The affordable housing mix will need to be determined in the reserved matters.  I would currently
recommend that in order to meet an identified housing need, two x two bed, four person and one
x three bed, five person units are provided.  However, please note that housing need is not static
and therefore the most appropriate mix may change, particularly if a significant period of time
passes before reserved matters are submitted.  A S106 Agreement will be required to secure the
affordable housing contribution.

Ecological and Biodiversity Consultant

It is considered that the Phase 1 Wildlife Biodiversity Survey, (Aurum Ecology 2015), sufficiently
addresses any potential ecological issues in regards to the above site.  We have no further
concerns in relation to ecology, provided that the working methods are adhered to throughout the
development.

Contaminated Land Officer 

I have looked at the application submitted and based on both the accuracy of the information
provided in the Phase 1 Contamination Report reference CPJS/15.140/Phase 1, by AF Howland
Associates dated 07 May 2015 and the current records of contaminated land issues we hold to
date, I recommend approval providing the development proceeds in line with the application
details and subject to the imposition of a condition relating to unexpected contamination to
alleviate environmental concerns.

Historic Environment Officer 

The proposed development site is located in the historic core of the settlement of Swanton
Morley, partially on the frontage of Gooseberry Hill and it is likely that settlement in this area
dates back to the medieval period or earlier.  A recent excavation to the north of the site revealed
undated pits, ditches and possible hearths and cropmarks visible on aerial photographs in the
vicinity of the site include Bronze Age ring ditches and possible medieval enclosures.
Consequently there is potential that heritage assets with archaeological interest, (buried
archaeological remains), may be present at the site and that their significance will be affected by
the proposed development.  If planning permission is granted, we therefore, ask that this be
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Two representations have been received stating the following:

-  The proposed development should be amended to include an element of 
   affordable housing.
-  Would result in an impact upon highway safety.
-  Would result in an impact upon local services and facilities.
-  Existing sewage system at capacity.
-  Impact upon surrounding landscape.
-  Loss of view for existing dwellings.

 REPRESENTATIONS

1.0 Principle of development

1.1  The application site is located outside the defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework (NPPF) states that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.

1.2  The NPPF identifies three dimensions of sustainable development:

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

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.

1.4  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Governments Planning Practice Guidance (NPPG) notes that all settlements can

 ASSESSMENT NOTES

subject to a programme of archaeological work in accordance with National Planning Policy
Framework para. 141.
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play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence. 

1.5  In terms of economic and social criteria, the proposal would provide nine dwellings, six for
market sale and three for affordable units and would therefore make a positive, albeit modest,
contribution to the housing supply shortfall and provide some short-term economic benefits
through its construction.  With regard to availability and deliverability, whilst this is an outline
application, the site is within the applicants ownership and available now, making the
development deliverable within five years to meet the housing shortfall.  It is appropriate that the
time limits are reduced and this would be in accordance with other applications in Breckland
approved under the five year supply and therefore a two year period would be imposed for
commencement of development in order to reaffirm the deliverability of the scheme.  These
aspects of the proposal weigh in its favour.

1.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Swanton Morley is
classified as a Local Service Centre Village through Policy SS1, (Spatial Strategy), of the adopted
Core Strategy and Development Control Policies Development Plan Document.  The service
centre villages are defined as areas with good access to services and facilities which includes two
public houses, store, post office, church, social club, doctors surgery, and primary school.

1.7  In terms of public transport to the north of the site are bus stops, which are served by the
no.4 bus which runs from Swanton Morley to Norwich, which also stops at Dereham where further
services can be caught to further afield as well as Norwich.  This bus runs hourly throughout the
day Monday to Saturday with a reduced service on a Sunday.

1.8  It is considered the site lies within close proximity to services that would meet all everyday
needs, including shopping and employment with good public transport links within close proximity
to the site and therefore, it is considered to be consistent with the social and environmental
dimensions of sustainable development.  This consideration weighs in favour of the proposal.

2.0 Impact upon character and appearance of the area 

2.1  The environmental role of sustainable development seeks to, in part, contribute towards
protecting and enhancing the natural, built and historic environment.  Consideration of a
proposals impact on the character and appearance of the area within which it is situated is
therefore, integral to the environmental dimension of sustainable development, as is design.  The
immediate locality of the site is characterised by detached and semi-detached properties set
within relatively generous plots fronting onto Gooseberry Hill.

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

2.3 The Breckland District Settlement Fringe Landscape Assessment, dated 2007, states the
application site falls within SM2 Woodgate Enclosed Tributary Farmland which states the
sensitivity of the local landscape character area to change is judged to be moderate-high overall
and considers that there would be extremely limited capacity to accommodate further
development without altering the predominantly linear settlement form. It also notes one of the
key elements of the area being the hedgerows and the hedgerow trees which indicate the historic
landscape character and landcover pattern. 

2.4  The indicative layout shows a layout with some dwellings sitting adjacent to the existing
development fronting Gooseberry Hill with some properties set to the rear of the site behind
existing development. Whilst it is noted development to the rear of existing development within
the vicinity of the site is not characteristic of the area it is considered due to the nature of the site,
the fact properties would be situated some distance back within the site, and further landscaping
could be incorporated to reduce the visual impact, the proposal would not impact upon the
surrounding character of the area. If approved, a condition would be imposed for precise
landscaping details to be submitted to ensure the proposal adequately conserves and enhances
the surrounding streetscene.

2.5  The eastern boundary of the site consists of hedging and trees which provides a visual break
between the application site and the adjacent agricultural land with the application site having a
closer relationship to the existing residential development.  Also unlike the agricultural land to the
east the site does not present as open countryside. In light of this site-specific context, it is
concluded that the dwellings would not appear visually intrusive and would not result in an
isolated development in the countryside.

2.6  An indicative site layout has been provided; however this shows nine relatively substantial
properties with no variety in house types or sizes which would be required at reserved matters
stage to provide the required affordable housing and the agent has been advised of this.  The
Housing Enabling Officer has provided comments which are explained below and if approved A
S106 Agreement would be required to secure the affordable housing contribution.

2.7  If approved, a note would be attached to the decision notice highlighting the fact the layout is
indicative only and does not form part of the permission.

3.0 Amenity impact

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

4.0 Highway safety

4.1  Highway Authority: Concerns initially raised regarding pedestrian provision and the
availability of suitable visibility splays.  These issues have been addressed and therefore raise no
objections subject to the imposition of conditions relating to roads, footways, foul and surface
water drainage, visibility splays, Construction Traffic Management Plan, off-site highway
improvement works and informatives relating to works within the public highway and street
lighting.

5.0 Ecology

5.1  Ecology Consultant: It is considered that the Phase one Wildlife Biodiversity Survey, (Aurum
Ecology, 2015), sufficiently addresses any potential ecological issues in regards to the above site.
 We have no further concerns in relation to ecology, provided that the working methods are
adhered to throughout the development.

6.0 Other Matters

6.1  The Tree Consultant states the layout of the development should take into account the
constraints represented by the Category B trees on site, including shading patterns.  An
arboricultural impact assessment and Tree Protection Plan will be required at reserved matters
stage.

6.2  The Housing Enabling Officer states the site area and number of dwellings proposed trigger
the thresholds of the Council s affordable housing policy as per DC04 of the Councils Adopted
Core Strategy and Development Control Policies Development Plan Document.  At present a
40% provision is required on sites capable of accommodating five or more dwellings and / or
0.7ha.  This is then further split into 65% being made available for rent and 35% for shared
ownership, shared equity or any other intermediate product that meets the intermediate definition
within NPPF, meets an identified need in the District and is agreed by the Council.  In this
instance, based on a development of nine units, three affordable units would be required.  The
affordable housing mix will need to be determined in the reserved matters.  I would currently
recommend that in order to meet an identified housing need, two x two bed four person and one x
three bed five person units are provided.  However, please note that housing need is not static
and therefore the most appropriate mix may change, particularly if a significant period of time
passes before reserved matters are submitted.  A S106 Agreement would be required to secure
the affordable housing contribution.

6.3  The Contaminated Land Officer raises no objections providing the development proceeds in
line with the application details and subject to the imposition of a condition relating to unexpected
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Outline Planning Permission

3920
3058
3408
HA01
HA02
HA03

Reduced time limit
Standard Outline Condition
Landscaping - details and implementation
Standard estate road conditions
Standard estate road condition
Road Surfacing

 RECOMMENDATION

 CONDITIONS

contamination to alleviate environmental concerns.

6.4  The Historic Environment Service state the proposed development site is located in the
historic core of the settlement of Swanton Morley, partially on the frontage of Gooseberry Hill and
it is likely that settlement in this area dates back to the medieval period or earlier.  A recent
excavation to the north of the site revealed undated pits, ditches and possible hearths and
cropmarks visible on aerial photographs in the vicinity of the site include Bronze Age ring ditches
and possible medieval enclosures.  Consequently there is potential that heritage assets with
archaeological interest, (buried archaeological remains), may be present at the site and that their
significance will be affected by the proposed development.  If planning permission is granted, we
therefore ask that this be subject to a programme of archaeological work in accordance with
National Planning Policy Framework para. 141.

7.0 Conclusion

7.1  The proposed scheme would contribute towards the five year housing land supply.  Generate
some economic activity and is in a sustainable location adjacent to a village with facilities and
transport connections to other settlements and facilities.  The development would not cause
significant harm to the character and appearance of the area, nor would it significantly harm the
amenities of neighbouring properties.  It is considered therefore that, on balance, the adverse
effects of the proposal would not significantly and demonstrably outweigh its benefits and would
constitute a sustainable form of development as defined in paragraph 7 of the NPPF and taking
into account the Planning Practice Guidance.

7.0  Approval is recommended subject to conditions and the completion of the S106 Agreement
in regards to secure the affordable housing contribution.

7.2  Delegated authority is requested for the application to be refused by the Councils Planning
Manager if the legal formalities in respect of the Section 106 Agreement are not completed within
three months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreement.
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A
HA20
HA29
A
HA29
B
HA39
A
HA39
B
3920
3920
3920
3946
3988
3739
AN66
AN79
4000
3996
2001
2014

Provision of visibility splays - conditioned
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Highway improvements-offsite A

Highway improvements off-site B

Archaeology
Archaeology
Archaeology
Contaminated Land - Unexpected Contamination
NOTE:  Submitted details indicative only
Highway NOTE Inf 1
NOTE NCC Inf 7 Street lighting
Note non standard re: S106
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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GREAT CRESSINGHAM
Land between Harvest Lodge &
Old School

Dr Sophie North
The Grange The Street

Dr Sophie North
The Grange The Street

Erection of dwelling

Full

3PL/2015/1131/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

The Street 

 RECOMMENDATION : APPROVAL

Principle.
Character and Appearance.
Trees.
Highways.
Amenity.
Other Issues.

 KEY ISSUES

The proposal involves the erection of a two storey, (four bedroom), detached dwelling with a
single storey lean to element on one side.  The main two storey element has a hipped roof and
the single storey element a lean to roof.  The dwelling is sited one metre away from the side
boundary with 'Harvest Lodge' and between six and seven metres away from the boundary with
the 'Old School'.  Access to the dwelling would be via an existing access in to the site off 'The
Street'.  The existing frontage flint wall is retained, a gravelled driveway parking area is also
proposed.  The pallet of materials proposed is a flint wall with soft red clay brick quoins on the
front elevation, with the single storey element being brick.  The side elevations are soft red brick,
the rear elevation is brick with timber cladding on part of the ground floor.  The roof materials are
natural slate.  The windows are casement on the front elevation.  An existing garage on site is
also to be demolished.  Amenity space provision is proposed to the rear.  The dwelling also has a
first floor veranda area to the rear.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Richard Laws

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

 REASON FOR COMMITTEE CONSIDERATION
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The site is plot of land located in the north of Great Cressingham situated in between the' Old
School' a single storey flint building and ' Harvest Lodge', a detached two storey dwelling.  The
site fronts on to 'The Street'.  The front boundary is marked by a flint wall that is retained.  The
majority of the site is covered by young self-sown trees and shrubs.  There are existing footings
on site from a partly built dwelling with the initial building phase to above DPC undertaken in 1996
beyond which works ceased.  The plot was originally part of a larger plot with a bungalow on it.
The bungalow was demolished and planning permission  for two; two storey dwellings granted
under Ref : 3PL/1996/0039/F.  One house was built, (Harvest Lodge), adjoining and foundations
and footings put in for the other dwelling.  Planning permission for a two storey dwelling under
Ref: 3PL/1999/1343/F on the application site was granted ,although this was not implemented.
There is an existing access into the site of 'The Street'.  The site also falls within a Landscape
Character Assessment Area.

 SITE AND LOCATION

3PL/1996/0039/F - Demolition of existing bungalow and erection of two, ( two storey dwellings).
Planning Permission granted.  One house was built, ( Harvest Lodge), foundations and footings
put in for the other dwelling.

3PL/1999/1343/F - Erection of a four bedroom dwelling and garage, (site adjacent to, The Old
School, The Street), Planning Permission granted 11th January 2000.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.13
DC.16
DC.19
NPPF

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paras 49, 55. 56-65

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



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016

DC131_new

None.

 REPRESENTATIONS

1.0 Principle of Development

1.1  The principle of a dwelling on the site has previously been established by the granting of
planning permission under Ref:3PL/1999/1343/F for a two storey, (four bed detached dwelling),
on the site, although this permission has since expired.  Permission was also granted under Ref

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

NATURAL ENGLAND

No objection subject to a condition regarding parking and turning.

No objections subject to a condition regarding any unexpected contamination.

The proposal requires the removal of category C trees only.  Any works should accord with the
approved Aboricutural Impact Assessment, Tree Protection Plan and Aboricultural Method
Statement submitted by  A. T Coombes dated 23rd October 2015.

A preliminary Ecological Appraisal, (PEA) and any other surveys as required and identified during
site surveys and  as reported in the PEA should be undertaken and report provided prior to
determination.  This assessement work has been undertaken.

No objection in terms of statutory nature conservation sites.

 CONSULTATIONS

GREAT CRESSINGHAM P C -
As long as in keeping with existing.

MR F J SHARPE -  No Comments Received 

Not Applicable.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016

DC131_new

3PL/1996/0039/F, (for the demolition of an existing bungalow and erection of two; two storey
dwellings).  One of these houses was built, (Harvest Lodge), with the footings and foundations
put in for the other dwelling on the application site, although never finished as a start was made it
could still be implemented.  The site falls outside of any defined settlement boundary.
Accordingly, the proposed provision of a dwelling would be contrary to Policy DC02.  However,
this is not determinative of the appropriateness of the proposed location, as the Local Planning
Authority cannot demonstrate a five year supply of housing sites, and paragraph 49 of the
National Planning Policy Framework, relevant policies for the supply of housing should not be
considered to be up to date.

1.2  Paragraph 55 of the Framework states that isolated new homes in the countryside should be
avoided unless there are special circumstances.  The historic permissions for residential
development on the site are clearly a significant material consideration in particular as a start was
made on the original permission back under ref: 3PL/1996/0039/F.  The site is considered to
constitute a logical infill site along the street frontage, in this location and would not result in an
isolated form of  development in this particular instance.  Given the previous approvals on this
site for residential development it is considered that it would be difficult to justify refusal in terms
of sustainability in this specific instance.

2.0 Character and Appearance

2.0  Paragraphs 56-65 of the National Planning Policy Framework emphasises the importance
that the Government attaches to the design of the built environment and states that good design
is a key aspect of sustainable development indivisible from good planning.  This guidance is
reflected in Core Strategy Policy DC16, (Design), which requires that all new developments
should achieve the highest standards of design and must preserve or enhance the character of
the area.

2.1  The design and appearance of the proposed dwelling is considered to satisfactorily integrate
within the street scene.  Revisions to the design have been undertaken during the consideration
of the application.    The front of the dwelling has flint walls with soft red clay brick quoins which is
considered appropriate having reference to the flint nature of the Old School.  Casement windows
are also proposed on the front elevation to enhance its visual appearance.  The side elevations
are now soft red brick, again this is considered acceptable in terms of the palette of materials.  A
pitched roof porch is also now proposed rather than a lean to porch originally envisaged.  The
rear elevation is soft red brick with a small element of timber, as this would not be readily visible
from public view the element of timber cladding is considered acceptable.  The proposal also
provides satisfactory rear amenity space provision for future occupiers of the dwelling.  The
proposed roofing material is natural slate which is considered acceptable.  Over all the design
revisions and appearance, together with the palette of materials is considered to have appropriate
regard to Policy DC16.

3.0 Trees

3.1  The applicants have undertaken an Aboricultural Impact Assessment, (AIA), as part of the
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Planning Permission RECOMMENDATION

 CONDITIONS

submission documents.  Twelve 'C' category trees and one 'C 'category group would be removed
in order to facilitate the proposed development.  Category 'C 'are trees in poor condition, that do
not play a significant role in the landscape.  No objections are raised by the Tree and Countryside
Consultant to their removal.  Subject to the  proposals being completed in accordance with the
approved Arboricultural Impact Assessment,(AIA), Tree Protection Plan(TPP) and Aboricultural
Method Statement, (AMS), submitted by A.T Coombes dated 23th October 2015 which can be
appropriately conditioned no objections are raised.  Accordingly it is considered that the proposal
would have appropriate regard to Policy DC12, (Trees), in addition an appropriate landscaping
scheme can also be imposed as a condition.

4.0 Highways

4.1  In terms of highway safety the proposed scheme utilises an existing access into the site off
'The Street'.  No objections to the proposal are raised by the Highway Authority to the proposal.
Satisfactory on site parking provision is provided having regard to Policy DC19, (Parking
Provision).  Subject to a condition that the parking and turning area be laid out in accordance with
the approved plan no objections are raised.

5.0 Amenity

5.1  In terms of impact on amenity having regard to Policy DC01, the proposal would not have
any adverse impact on the adjoining property 'Harvest Lodge' in terms of loss of privacy or
overlooking.  With regards to impact on 'the Old School' whilst, there are windows on the side
flank elevation, it is  not considered that these would adversely impact on this building in terms of
loss off privacy to justify refusal.  It is not considered that the proposed first floor balcony veranda
would result in any significant loss of privacy.  In addition no objection have been received
following consultation.

6.0 Other Issues.

6.1  In terms of issues regarding drainage and any potential contamination these matters can
adequately be controlled by conditions. With regards ecological matters the applicant's have
undertaken a protected species assessment, the survey indicated a low probability of Bats and
Great Crested Newts and that a Protected Species and Mitigation Licence was not necessary.
The contents of the report can be conditioned.

7.0 Conclusion

7.1  In conclusion, given the previous history of approvals of the site for residential development
and the lack of significant demonstrable harm the proposed development is considered
acceptable in planning terms subject to appropriate conditions.  Approval is accordingly
recommended.
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3007
3106
3047
3140
3302
3402
3408
3802
3804
3935
3935
3750
3946
4000
AN81

Full Permission Time Limit (3 years)
External materials and samples to be approved
In accordance with submitted
Prior approval of slab level
No P.D. for extensions, roof alterations, porches
Boundary screening to be agreed
Landscaping - details and implementation
Precise details of surface water disposal
Precise details of foul water disposal
In accordance with approved Tree Protection Plan and Report
In accordance with protected Species Plan
Non-standard highways condition
Contaminated Land - Unexpected Contamination
Variation of approved plans
Discharge of conditions



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016

DC131_new

6

BESTHORPE
Land East of Northview Cottage
Norwich Road

Mr & Mrs D Stebbings
Northview Cottage Norwich Road

Stephen A C Bush
The Corner Lodge 2 Church Lane

Erection of dwelling and detached garage

Full

3PL/2015/1233/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

The principle of development.
Design and Impact of the character and appearance of the surrounding area.
Residential amenity.
Highway safety and traffic implications.
Other material considerations.

 KEY ISSUES

The proposal involves the erection of a detached two storey three bedroom dwelling with a double
garage situated to the rear on land to the side of Northview cottage.  The dimensions of the
dwelling are nine metres in width by 6.9m in depth with a pitched roof with a maximum height of
eight metres.  The double garage is six metres in width by 6.5 metres deep with a pitched roof
4.6m high.  The new dwelling would be sited approximately 7 metres away from the road frontage
at its mid point, with the detached double garage situated 22m back.  The existing access in to
the site would be retained along with the existing frontage hedge trees.  A parking and turning
area would also be provided on site.  The static caravan currently on site used for ancillary holiday
let / bed and breakfast accommodation would be removed.

The site lies outside of the settlement boundary for Besthorpe to the south-west of the main part
of the village.  The site comprises of the applicants detached bungalow, (North View cottage), in

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard Laws

The application is being referred to committee as the site is located outside of the settlement
boundary.

 REASON FOR COMMITTEE CONSIDERATION
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which bed and breakfast accommodation is currently provided, a club touring site for up to five
caravans and a mobile home used as ancillary holiday let / bed and breakfast accommodation on
land at North View cottage.  Access to the site would be via an existing access off Norwich Road.

3PL/2012/0943/CU - Change of use on sited static mobile caravan from ancillary use to holiday
let / bed and breakfast, ( Northview Cottage), Planning Permission Granted 8/11/2012.

3PL/2015/1188/F - Erection of two dwellings, (Land adjacent to Northview Cottage, Norwich
Road).  Planning Permission approved 11/1/2016.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.10
CP.11
CP.13
CP.14
DC.01
DC.02
DC.12
DC.13
DC.16
DC.19
NPPF

Spatial Strategy
Housing
Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paras 8, 14, 49, 59 & 63.

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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Letters were sent to neighbouring properties and a site notice was displayed at the site.  No
representations were received.

 REPRESENTATIONS

1.0 Principle of development

1.1  The application site is located outside of the Besthorpe 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 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

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

The existing access already serves an existing holiday let caravan.  If  officers consider it
appropriate to utilise  the existing access  with no alteration to the hedge, standard conditions
SHC 08 and SHC13.

No comments subject to standard condition regarding contaminated land.

No objections subject to an updated Geo  Technical and Environmental desk study as previous
report two years old.

No Comments.

BESTHORPE P C -

ATTLEBOROUGH TC -

Objects strongly to this proposal, which is outside the village planning guideline boundary and,
unlike the other recent adjacent application, is less secluded and will be clearly visible from the
road.  The overall site is unsuited to such extensive new development.  The reference to a recent
planning appeal is incorrect and the appeal site is not in Besthorpe.

No Comments.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

COUNCILLOR TRISTAN ASHBY -  No Comments Received 

COUNCILLOR RHODRI OLIVER -  No Comments Received 

MRS K S PETTITT -  No Comments Received 
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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 one
new dwelling and would therefore make a positive, albeit small contribution to the housing supply
shortfall.  The proposal would provide limited short-term economic benefits through labour and
supply chain demand required during construction, and longer-term economic benefits through
the additional household spend within the surrounding area that would be generated by the
provision of one family sized dwelling.

1.4  In determining this application it is noted that although outside the defined settlement limit,
the proposed development would not result in an isolated development in the countryside, would
be within close proximity to a wide variety and number of facilities in Attleborough and would help
maintain the viability of the rural community.  In addition planning permission was also recently
granted for two dwellings on land adjacent to the other side of Northview Cottage under planning
reference 3PL/2015/1188/F.

1.5  Besthorpe is defined as a rural settlement through policy SS1 of the adopted Core Strategy
and Development Control Policies DPD.  It is clear that the limited level of service provision in the
settlement of Besthorpe are such that future residents would be largely dependant on higher
order settlements for almost all shopping, employment, education and leisure purposes.
Consequently, the proposal would conflict to a degree with certain objectives in the NPPF to
minimise the need to travel.

1.6  However, it is noted that there is a regular bus service providing a service every 30 minutes
Monday to Saturdays, with reduced levels of service on Sunday linking Besthorpe with
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Attleborough just to the southwest and to the regional centre of Norwich further to the east with a
number of other settlements in between.  The bus service runs along Norwich Road immediately
to the north of the site where there are bus stops served by an illuminated footpath.  It is also
noted that the NPPF recognises that opportunities to maximise sustainable transport solutions will
vary from urban to rural areas.

1.7  Footnote 11 of the NPPF confirms that the site should be in a suitable location, available now
and have a realistic prospect of being developed within five years.  In addition, it is noted that
given the close proximity of the village to Attleborough, which is identified for significant growth
and where a wide range of services are available.

1.8  With regard to availability and deliverability, the application is made in full and the applicants
have advised that the site is available and that they would bring forward the site for development
immediately should permission be granted.  Accordingly should be permission be granted it is
recommended that a condition be included requiring development to commence within two years
to ensure that the development is brought forward to ensure the proposal would seek address the
shortfall of housing.

1.9  Taking these matters into account, it is concluded that the proposal would be broadly
consistent with the NPPF principle that housing should be located where it will help to maintain or
enhance the vitality of existing communities and that on balance the adverse effects of the
additional dwelling would not outweigh its benefits.  With respect to environmental aspect of
sustainable development further discussion of the environmental 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 proposed dwelling would be set back from the road frontage approximately seven
meters from the road frontage.  The existing frontage hedge/ screening is proposed to be
retained which would assist in helping to provide a screen to the development, which could be
supplemented with additional planting. It is not considered that the proposal would cause
significant harm to the public views of the surrounding area. The scale and height of the proposed
dwelling is considered acceptable in terms of its context. An appropriate condition can be
imposed regarding the proposed pallette of materials. The siting  and design of the proposed
garage situated to the rear is considered acceptable
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2.3  Having regard to the above, it is considered that the proposed development would not cause
significant harm to the character and appearance of the area and would be of a design
responsive to its context in accordance with the requirements of Core Strategy Policy DC16 as
well as paragraphs 59 and 63 of the NPPF.

3.0  Neighbour amenity

3.1 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.

3.2 It is not considered that the siting of the proposed dwelling would adversely impact on the
amenities of Northview Cottage, (owned by the applicant), which adjoins the proposed site.  The
proposed dwelling does not have any windows on its side flank elevation and therefore there
would be no loss of privacy / overlooking. Accordingly, the proposal is considered to have
appropriate regard to Policy DC01.

4.0 Highway Safety

4.1  The proposal intends utilising an existing access that already serves an existing holiday let
caravan which is situated on site and would be removed if permission were forthcoming.  As the
access is already existing it, is not considered on balance that the use of this existing access
would result in any greater impact in terms of highway safety than already exists for holiday let
caravan.  The use of the existing access is therefore on balance considered acceptable.

4.2  The proposal would provide satisfactory parking and turning provision on site to allow a car to
exit in a forward gear.  Accordingly, the proposals are considered to have appropriate regard to
Policy DC19, (Parking).

5.0 Other Matters

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  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 agreed
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landscaping scheme and 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.

5.3  With regard to drainage and flood risk implications of the proposed development, the site is
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, but is in an area identified as having poor drainage.

5.4  Therefore, subject to a condition securing the submission and approval of a detailed surface
water and foul water drainage strategy, there would be sufficient measures in place to ensure that
the development would not be a risk from flooding or increase the risk of flooding elsewhere.

5.6  In terms of ground conditions, there is no recent history of chemical or waste storage on the
site, the site is not considered to be at significant risk of ground borne contamination and that in
principle this would not prevent the site from being used for residential purposes.  Nevertheless,
in accordance with the recommendations of the Council's Environmental Health Officers a
condition has been recommended to secure the necessary investigation and if necessary
remediation measures should any unexpected contamination be found on site.

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 the 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  The adverse effects of the proposal would not significantly and demonstrably outweigh its
benefits; and that overall subject to conditions, the proposals would constitute sustainable
development.  In accordance with paragraph 14 of the NPPF the application is recommended for
approval.
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3006
3048
3104
3140
3302
3406
3408
3760
3770
3802
3804
3920
3946
3402
4000
AN81

Full Permission Time Limit (2 years)
In accordance with submitted
External materials to be approved
Prior approval of slab level
No P.D. for extensions, roof alterations, porches
Surfacing - details and construction
Landscaping - details and implementation
Non-standard highways condition
Non-standard highways condition
Precise details of surface water disposal
Precise details of foul water disposal
Removal of static holiday let caravan
Contaminated Land - Unexpected Contamination
Boundary screening to be agreed
Variation of approved plans
Discharge of conditions
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BRIDGHAM
Camp Farm
Roudham/Bridgham

Strutt & Parker Farms Ltd/Rack
1Whitbreads Business Centre Whitbreads 

Keymer Cavendish Limited
Frolic Farm Lode Fen

Install anaerobic digestion plant

Full

3PL/2015/1262/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Policy matters.
Landscape impact.
Heritage impacts.
Traffic.
Ecology.
Residential amenity.

 KEY ISSUES

Full planning permission is sought for an Anaerobic Digestion, (AD), plant.  The proposal includes
three digestate tanks and associated equipment, silage clamps for feedstock storage, a combined
heat and power, (CHP), plant, digestate storage and surface water lagoon.  Access to the plant
would be gained via either the main Camp Farm entrance on Roudham Road to the north or via a
secondary farm entrance on High Bridgham Road to the south.

The AD plant would convert biomass in the form of energy crops and manure into biogas.  This
would transferred to the National Grid via an underground pipeline running eastwards from the
site, (alternative pipeline routes to the north and west have been withdrawn).  It is understood that
the proposal would produce around 40GW hours of biogas per annum.  Feedstock would
comprise maize silage (20,000 tonnes/annum), animal manures, (10,000 tonnes / annum),
agricultural by products, (vegetable outgrades); (6,000 tonnes / annum) and Lucerne, (alfalfa);
(4,000 tonnes / annum).  Dry and liquid digestate produced by the plant would be spread on local
farmland as a fertiliser / soil conditioner.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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The application is supported by a number of technical reports including a Design & Access
Statement, Transport Report, Flood Risk Assessment, Geo-Physical Report and an
Environmental Report.

The application site is situated within an area of generally open countryside, approximately 1km to
the north-east of Bridgham and 900 metres to the south-east of Roudham, (Harling Road).  The
site is set well back from the road and to the rear of Camp Farm, a complex of large agricultural
buildings, some of which are used for commercial storage purposes.  The site extends to around
3.6 hectares and is open and undeveloped.  The site boundaries are in part defined by trees and
small blocks of woodland.  The site of the proposed AD plant falls with the parish of Bridgham, but
is immediately adjacent to the boundary with the parish of Roudham and Larling, which includes
the main site entrance.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.10
CP.11
DC.01
DC.15
DC.16
DC.17
DC.21
NPPF

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Renewable Energy
Design
Historic Environment
Farm Diversification
With particular regards to paras 97 & 98.

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 

An EIA Screening Opinion was issued in September 2015.  This found that the proposal was not
likely to have significant environmental effects and was not therefore EIA Development.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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 CONSULTATIONS

ROUDHAM & LARLING P C -
Roudham and Larling Parish Council objects on the following grounds.

1.  The applicant states that there are known prehistoric funerary remains on the southern
boundary of the site.  These are frequently signs of later heritage assets, and so work on the site
should cease until an in depth study has been undertaken, otherwise the applicant might find that
he has accidentally destroyed everything that was there.

2.  The development would impact on the setting of Roudham medieval village and in particular
St Andrews Church.  It could be argued that previous developments at Camp farm have already
inflicted harm on the significance of these scheduled monuments.  This, though, is no excuse to
permit further harm to be done.

3.  There seems to be considerable confusion about the gas connection route, three alternatives
being suggested. However, on a recent visit to see the AD plant at Euston My Chairman was only
told about the western route. This route runs close to Breckland Forest, (home of nightjar and
woodlark) and the stone curlew area.  It also runs close to several ponds which look like idea
habitats for the great crested newt.  The other two possible routes are also close to habitat
suitable for the stone curlew. It seems odd that the applicant seeks permission to do either this,
or that, or the other, but whichever is chosen there are serious habitat impacts.

4.  My Council has severe concerns about the accuracy of the statement that Camp Farm is
capable of producing 20,000 tonnes of maize and 4,000 tonnes of Lucerne / rye, and then to
dispose of the resultant digestate. On the visit to Euston we were assured that they had no
difficulty in producing all the material for their plant, nor in using the digestate, but there the land
available is many times that at Camp Farm. It should also be remembered that the applicant has
a track history of seeking and obtaining planning permission for one project, and then, almost as
soon as it is granted, changing his mind and doing something different.  In the, (unlikely),
circumstances of it being proved that Camp farm could support the plant proposed, the first thing
anybody would know that another change of business tack had been taken, and swathes of
Camp Farm were being used for some other profitable production would be fleets of HGVs
travelling along Roudham Road.  This, it will be remembered, was what happened with the
storage of bio-matter for use as fuel which was the subject of the retrospective application
3CM/2012/0030/CM.

5.  NCC Highways has, we note, raised concerns about statements relating to traffic movements,
(although my Council would dispute that allowing a designated Quiet Lane to be widened so that
it can be used like the access road to an industrial estate being developed under the guise of a
farming need can be described as an improvement).

6.  Properties on the edge of the Camp / Manor Farm land are currently being adversely affected
by run-off water and erosion.  My Council is concerned that giving over so much land to growing
maize will make this far worse.
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7.  The operating hours are stated as being 00:01 to 23:59 every day, weekends and bank
holidays inclusive.  Whilst this is true with regards to the AD plant itself, one does not see
Sainsburys and the like applying to 24-hour opening on the grounds that its refrigerators are
operating! My Council has concerns that this is being used as a device to get all-day permission
so that it can be extended to lorry movements from other restrictions on vehicular access may be
an irritation to the applicant.

8.  My Council is also concerned about the cumulative effect of AD plants in this area.  They
seem to be springing up all over the place, some, (e.g. in Wretham), being given permission by
Breckland and some in other Planning Authority areas.  East Anglia used to be primarily an area
of food production, but now with so many farms giving their land over to growing of fuel, (like for
the straw-burning site at Snetterton, or maize for this and other AD plants), or solar power there is
a real concern that the underlying nature of the region will be changed beyond recognition, which
will inevitably have an impact on the other major activity in the region, namely tourism.

Further comments received 18/02/2016

Comments in relation to amendments and Trip generation report.

As a starting position, my Council would reiterate the strongest objections already made to this
development and add the following comments;

1.  What to do with the Gas.  At first the applicant had proposed three different possible routes for
getting the gas to the National Grid, but had not decided which to use.  One of these involved
running a pipeline along the public highway to complete the journey westwards to the A11.  But
unfortunately, the applicant had not considered the possibility that the highway authority should
be consulted at all in this matter Indeed, this approach was completely in keeping with the usual
policy at Camp Farm of do it first and worry about any complaints afterwards.  NCC highways
called a halt to this idea. The next chosen option was to delete the pipelines completely, and to
try to browbeat Breckland into making a positive decision without the faintest idea of how the gas
would be exported.

Visions of fleets of tankers came to mind.  Now the plan submitted by Plandescil shows a pipeline
going eastwards, crossing the road from the B1111 to Bridgham, and ending up in the middle of a
field, where presumably it will be vented into the air! Because there is no indication of how it will
be connected to the Grid.  Obviously, my Council would object to this proposal.  My Council
thought that they might be intending to build something to manage the connection to the main
which runs along the B1111, but there is no information about this.  We do hear rumours that
they might now give up the idea of exporting gas altogether and instead install generators to
convert it to electricity, which would then need to be connected to the Grid, but who knows.  This
application bears all the signs of not having been thought through properly, and surely should not
have been accepted by Breckland on such an either - or basis.

2. KingdomTP report.  This bears all the signs of being an early draft rather than a finished
document. The front page bears the reference P 171 xx TN rev - which is clearly incomplete.
Paragraph 2.2.2 has a chunk of complete gobbledegook in it.  Although it could be said that this
matches the bulk of the reports contents.  Paragraph 2.2.2 also says that Roudham Road is a
wide industrial  estate road serving an existing industrial area. This is true for the eastern part of
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it.  But before the entrance to Camp Farm the character changes and it becomes a designated
Quiet Lane.  My Council accepts that the owner of Camp Farm has been trying for years to get
the bulk of his farm reclassified as an industrial estate, and has made alleged improvements to
the western end of the road, but this was done simply to take the increased capacity caused by
his other industrial operations.  The evidence of continual pot-holes which the highway authority is
unable to repair adequately, completely trashed verges, queues of lorries parked up with drivers
overnight which blights the residents of the road, etc., shows that this road is already being used
in excess of its capacity.  A large issue with the lorries on this road is that Councils continually
look only at the slight increase of HGVs caused by developments, and fails to understand that an
increase of 5% may not be significant, but by the time you have agreed to this only 16 times
movements will have doubled.  It is important that Breckland Council looks at the overall impact of
the numbers of HGVs on Roudham Road, (which is also home to a number of parishioners) and
appreciates that there has to be a limit, and that this has been reached.

3.  Fuel Crop.  The original application said that the entire fuel crop needed would be grown on
Rackham Farms.  It omitted to point out that some of this land was in Newmarket! My Council
feels this was disingenuous.  The Planning Committee can consider whether it was deliberate.
The impression given was that everything would be grown on Camp Farm, but now it is admitted
this is untrue.  The report is littered with words like some, significant majority, other, on average,
roughly, effectively, etc. None of these are quantified exactly and yet the author is able to come
up with a definite figure for the number of movements, which is literally incredible.  It should also
be borne in mind that the land owner has a past history of being convinced that a certain
agricultural route is one he is going to take, obtaining planning permission to construct buildings
to allow that route to be followed, and then changing his mind, and cancelling that part of his
operation before the buildings have been erected. Luckily for him he was able to find an entirely
different usage for the buildings when he had actually constructed them.  My Council has
understandable concerns that he might again have a change of heart and then find he has no
alternative but to being in vast quantities of material in order to feed the digester.  Would it be
possible for Breckland to impose a condition which would automatically, and indisputably, require
the plant to be dismantled and returned to its previous use the moment this occurred, without any
dispute or resort to legal action? It is doubtful.

4.  Transport route.  The report talks blithely about a slight increase in the number of HGVs
travelling through East Harling, which is likely to not be materially noticeable.  The author, who
clearly has not been to East Harling, appears to be unaware of the immense problems that the
existing number of HGV movements through the village is creating, and in particular the pressure
being put on the highway authority to amend the present designated HGV route.  A slight
increase on top of an unacceptable level is still unacceptable.  The Planning Committee should
bear in mind that the new straw burning power station at Snetterton is drawing its fuel from within
a 30 mile radius and the associated transport plan decrees that all access to the station must be
via the A11.  This will mean that the bulk of the fuel coming from anywhere to the north of
Snetterton will be looking for a route to use to get to the A11.  For some this will include the
B1111, so although these movements have not yet commenced, the previous decision by the
Committee means that they will inevitably be coming on stream soon.  My Council is extremely
sceptical of the conclusions drawn in this report, and more than one member described it as
rubbish.  The problems could not be mitigated against via the implementation of a transport plan,
as suitable roads for the volume of traffic that would doubtless occur should planning permission
be given just do not exist.
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ENVIRONMENT AGENCY

HIGHWAYS ENGLAND

HISTORIC ENGLAND

HISTORIC ENVIRONMENT SERVICE

NATURAL ENGLAND

We have no objection to this planning application.

We understand from the information provided that the feedstock for the proposed AD plant will
be:  Maize, agricultural by-products, animal manures, lucerne and rye. Irrespective of planning
approval, the proposed anaerobic digestion plant will require a permit under the Environmental
Permitting Regulations 2010.  We will be including the following key areas of potential harm when
making an assessment for the Permit: techniques for pollution control including in process
controls, emission control, management, waste feedstock and digestate, energy, accidents, noise
and monitoring, emission benchmarks for combustion products, temperature and PH, and air
quality impact assessment, including odour and Habitats Regulations Assessment.

No objection.

Historic England has no objections to the proposed anaerobic digestion plant in principle.  The
development would impact on the setting of the nearby scheduled monuments and result in harm
to their significance.  However, the magnitude of impact would be minimised by existing
screening and the size and location of the application site.  Although the application would still
result in harm, it is considered that the level of harm would be low.

Concerns were raised initially that the application site could contain prehistoric funerary remains
and other evidence of early settlement.  Further archaeological field evaluation was
recommended therefore. However, following the submission of further information, including the
results of a geophysical survey, Norfolk Historic Environment Service has confirmed that it has no
objection to the application and that no further information is needed.

Natural England is satisfied that the proposed AD plant would not result in significant changes to
air quality or pollutant levels, nor have an adverse effect on designated sites including the SPA,
SCA and nearby SSSIs.

Natural England has concerns about the proposed gas pipeline routes, particularly the western
route which pass close to designated areas.  For other proposed routes it is recommended that a
Environmental Construction Management Plan is required.

BRIDGHAM P C -

In conclusion my Council urges the Breckland Planning Committee to reject the proposal as
being totally unsuitable, unnecessary and unwanted in this location.

The Council are concerned over heavy transport lorries going through the village and odour.
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A number of objections have been received from local residents raising concerns about the effect
of the development on the character and appearance of the area, additional traffic, flooding,
effects on local heritage and loss of agricultural land to food production.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  National planning policy gives strong encouragement to the development of renewable
energy schemes.  Paragraph 97 of the NPPF states that in order to increase the use and supply
of renewable energy, planning authorities should, amongst other things, adopt a positive strategy
towards renewable energy projects and should design their policies to maximise renewable
energy development, while ensuring that adverse impacts are addressed satisfactorily, including
landscape effects.  The NPFF goes on to say, in paragraph 98, that applications should be
approved if impacts are, (or can be made), acceptable.  The Planning Practice Guidance
provides more detailed guidance and advises that key considerations for the siting of biomass
projects will include the proximity of grid connection infrastructure and transport links.  The
Government's 'Anaerobic digestion strategy and action plan', (2011), seeks to promote an

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

AIR QUALITY OFFICER

Further comments awaited following the submission of additional information relating to traffic
generation and routing.

Further surveys and information will be required if the western gas route is chosen, prior to the
determination of the application.  A Construction Ecological Management Plan, (CEMP), should
be included as a planning condition.

No objection subject to conditions on noise levels, odour management and pest control. 

No objection on grounds of local air quality.

NATIONAL GRID -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

TREE AND COUNTRYSIDE CONSULTANT -  No Comments Received 

CLLR MRS ELLEN JOLLY -  No Comments Received 
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increase in the production of energy from waste through AD.  The NPPF is also supportive of
economic development in the countryside generally, including farm diversification.

2.2  Relevant Development Plan policies include Core Strategy Policies DC15, DC21, CP11 and
DC01.  Policy DC15 says that proposals for renewable energy development will be supported in
principle and that permission will be granted unless there would be significant adverse effects on
the landscape, local amenity, traffic or designated sites.  Policy DC21 supports proposals for
diversify the range of economic uses operating on farms provided that the nature and scale of the
use is compatible with the farm and its surroundings.  Policies CP11 and DC01 seek respectively
to protect rural landscapes for their intrinsic beauty and to avoid harm to the amenities of local
residents.

2.3  The proposed development is therefore acceptable in principle, subject to consideration of
the landscape, traffic, ecology, heritage and amenity impacts.

3.0  Landscape impact

3.1  In the Council's Landscape Character Assessment, (2007), the site falls within Landscape
Type D2: Stanta Heath, which forms part of the wider Brecks landscape character area.  The
landscape just to the south of the site is designated as Landscape Type A1: River Thet.  Core
Strategy Policy CP11 requires landscapes to be protected for the sake of their intrinsic beauty,
and in the interests of the rural character of the area, biodiversity, geodiversity and historic
conservation.  Policy CP11 also gives high priority to the protection of the Brecks landscape
character area and states that proposals will not be permitted where they would result in harm to
key visual features of the landscape type, other valued components of the landscape, or where
proposals would result in a change in the landscape character.

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

3.3  The application site falls within an area of transition between Brecks and river valley
landscapes, and includes characteristic elements of both landscape types.  In this respect it is
noteworthy that whilst the site and its immediate surroundings are characterised by large open
fields with blocks of plantation woodland, the extent of vegetation cover and established boundary
hedging and trees gives the locality a more enclosed character than is typical in Brecks
landscape.  Local roads have the character of enclosed country lanes, and extensive areas of
heathland and belts of contorted pines are not prevalent in the locality.  In the immediate locality
of the application site, the Camp Farm complex is a dominant feature in the landscape.

3.4  The proposed AD plant would be substantial in scale; it would extend across much of the 4.9
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hectare application site, and its main visual components, the proposed digestion tanks and gas
domes, would be between 13 and 15.5 metres in height.  However, the plant would be set well
back from local roads, in a relatively secluded, albeit slightly elevated, position to the rear of the
complex of large buildings at Camp Farm. Whilst the plant would be visible from adjacent fields,
due to the screening effects of existing vegetation and buildings, public views would largely be
limited to fleeting glimpses and distant views of the upper parts of the digestion tanks.  The plant
would be set into the slope of the land to further reduce its impact, and earth bunding and new
landscaping would help to further screen the development and assimilate it into its surroundings.
Due to its proximity to existing buildings, the development would read as part of the Camp Farm
complex rather than as a separate feature and would be consistent with its general agricultural
character.

3.6  The closest public views would be available from a public right of way located around 400
metres to the west of the site.  This route is mainly flanked by established vegetation, but gaps in
the hedging would allow for some clear views of the site.  The digestor tanks would be visible
here, but the remaining plant would be screened by the proposed earth bund.  Some adverse
effects on the appearance of the area would thus be caused, but given the restricted nature of
the views, and the potential for further mitigation through additional landscaping, it is not
considered that the harm would be significant.

3.7  It is concluded therefore that the proposal would not result in a material change to the
character of the area or cause harm to key visual features of the landscape.  The proposal would
not conflict therefore with Policy CP10 or with the relevant guidance in the NPPF.

4.0  Heritage impacts 

4.1  Two scheduled monuments are located just to the north-west of the site: the deserted
medieval village of Roudham and the ruins of St Andrew's Church.  The proposed AD plant would
be screened from view from the scheduled monuments by existing buildings at Camp Farm, but
would be visible to do some degree on the main approaches to and from them.  Historic England
considers that some harm to the setting of the scheduled monuments would thus be caused,
although it is acknowledged that the effect would be small, due to the existing screening, the size
and location of the plant and the fact that it would be seen as part of the Camp Farm complex
rather than as an isolated feature.  The effects of the proposal would also be reduced by
enhanced landscaping to the site, which could be secured by planning condition.

4.2  The NPPF advises that where a development proposal will lead to less than substantial harm
to a heritage asset, this harm must be weighed against the public benefits of the proposal.  In this
instance the proposal would provide public benefits through the generation of renewable energy;
a consideration which significant weight can be attached to given the support for such
development in local and national planning policy.

4.3  In response to concerns raised by Norfolk Historic Environment Service, (NHES), about the
effect of the proposal on any archaeology within the site itself, a Geo-Physical Survey Report has
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been submitted.  On this basis of the findings of this report it is understood that NHES is content
that no further work is required.

4.4  The nearest listed buildings to the site are located around 940 metres to the north-west at
Roudham Hall.  Given this separation distance, the nature of existing development and the
presence of intervening vegetation, it is considered that the proposal would have a minimal effect
on the setting of these listed buildings.

5.0 Traffic

5.1  Access to the AD plant would be gained via existing accesses onto Roudham Road to the
north, (main Camp Farm entrance) and High Bridgham Road to the south.  Both accesses are
constructed to an appropriate standard and appropriate visibility splays can be provided.
Roudham Road provides access to the primary road network via the B1111, (1.3 km to the east),
and hence to the A11 to the north and the A1068 to the south.  Between Camp Farm and the
B1111, Roudham Road is generally of a good standard, having been improved previously in
connection with other commercial developments at Camp Farm.  High Bridgham Road (C148) is
narrower and generally has the characteristics of a minor country road, but is generally wide
enough for two-way traffic movements.

5.2  The main traffic effects of the proposal would result from the importation of feedstock to  the
AD plant.  Around 90% of this feedstock would be sourced directly from the landowner's farm
holding, including land at Camp Farm and four other smaller farms at Shadwell, Fornham Park,
Kentford and Tivetshall.  Camp Farm makes up the majority of the farm holding and would
provide around 72% of the total feedstock required.  The smaller farms would provide a further
18% of the feedstock.  Approximately 10% of the feedstock in the form of vegetable outgrades
would be sourced from Lincolnshire.

5.3  It is estimated that transporting maize and lucerne to the AD plant would generate around
828 HGV traffic movements / annum.  If energy crops grown at Camp Farm itself are discounted,
(as they would be transported mainly on internal farm roads), this figure would be reduced to
around 254 movements / annum.  These traffic movements would be concentrated into a 4-6
week period starting in mid-September, resulting in, on average, six or nine additional traffic
movements per day over a six or four week period respectively.  Given the size and geographical
distribution of the outlying farms, it is likely that this traffic would be spread across all of the main
access routes to the site, but with most approaching via the A11 / B1111.  It is not considered
that this level of additional traffic would have significant effect on local roads.

5.4  Whilst some additional movements would be generated through the village of Bridgham, (as
a result of crop movements from the farm at Shadwell), this increase must be set against the
removal of existing movements of energy crops from Camp Farm to an existing AD plant at
Euston which are also transported via Bridgham.  Green feedstock crops are already grown on
the farm holding, with maize, rye and lucerne production having been increased from 62 hectares
in 2013 to 386 hectares in 2015.  It is forecast that re-directing 24,000 tonnes of currently
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exported feedstock to the proposed AD plant at Camp Farm would remove around 825 vehicle
movements per annum from the local road network.

5.5  Around 131 HGV deliveries of vegetable outgrades would be required per annum.  These
would be likely to be spread over a longer period than the maize deliveries, given differences in
harvest times.  In any event, it is intended to back haul vegetable outgrades on return trips from
delivering vegetables grown at Camp Farm to distributors in Lincolnshire.  This being the case, no
net increase in traffic would result.  Animal manure would be sourced from the landowner's
livestock unit at Barn Farm, just to the south of Camp Farm, which is used for pig and cattle
rearing.  Deliveries would be made using internal farm roads and a very short section of High
Bridgham Road.

5.6  It is proposed to use most of the dry digestate produced by the AD plant as fertiliser on
Camp Farm.  Some digestate would be sent to other farms, but the movements generated are
not expected to exceed those currently generated by the import of chemical fertiliser, which would
cease. Liquid digestate would be used on Camp Farm using existing irrigation systems.  Few, if
any, additional traffic movements would be generated therefore.

5.7  Some concerns have been raised locally about the cumulative effects of traffic, particularly in
relation to other existing and proposed AD plants in the locality.  Existing plants in the area are
located near Attleborough, Kenninghall and Euston; further plants are proposed at Snetterton and
Wretham.  Given the degree of separation between these plants, it is not considered that any
significant in-combination effects are likely to occur.  Concerns have also been expressed about
the level of traffic already generated by commercial activities at Camp Farm.  However, for the
reasons set out above, it is not considered that the proposal would materially worsen traffic
conditions in the area.

5.8  For the reasons set out above, it is considered that the proposal would not have a significant
effect on traffic conditions in the locality.  Most feedstock would be sourced directly from Camp
Farm and other local farms, and would have little impact on the road network.  This arrangement
could be secured by a suitably worded planning condition.  The proposal would also remove
some existing traffic movements from the local road network.  The NPPF states that development
should only be prevented on highway grounds where the residual impacts would be severe.

6.0 Ecological impacts

6.1  The application site is located around 2km away from the Breckland SPA and around 3.5 km
from the Breckland SAC.  The application site is also close to the Breckland Forest, Bridgham &
Brettenham Heaths and Breckland Farmland SSSIs, which are components of SPA and SAC.
The site falls outside the 1,500 metre stone curlew buffer zone defined for the purposes of Core
Strategy Policy CP10.

6.2  Consideration has been given to the potential effects on nearby European sites, including as
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a result of air borne pollution.  However, the submitted environmental information on air quality
indicates that the operation of the AD Plant would not result in any significant increase in pollution
to the SPA or SAC as a result of nitrogen / acid deposition.  On this basis, Natural England has
raised no objection to the proposed AD plant and has confirmed that no significant effects on the
protected sites are likely.

6.3  Concerns were raised initially about the likely ecological effects of two of the proposed
alternative gas pipeline routes, which would pass through or close to the SPA / SAC.  In
response, the applicant has withdrawn these proposals from the current application.  Only the
eastern gas pipeline route is now proposed, which would not pass close to any designated sites.
It is recommended that an Construction Environmental Management Plan is required by condition
to ensure that the construction of the plant and pipeline minimises its effects on wildlife in the
area and provides appropriate mitigation where necessary.

6.4  Accordingly it is considered that the proposal, as amended, would not result in unacceptable
harm to ecological features.  The development would not conflict therefore with Policy CP10 or
relevant guidance in the NPPF.

7.0 Amenity

7.1  AD plant operations have the potential to affect local amenity as a result of noise generated
by  plant / machinery and traffic movements, and due to odours associated with the storage and
handling of feedstocks.   However, the application site is relatively remote from residential
property, the closest dwellings being located some 560 metres away.

7.2  Odour, Dust and Noise Assessments have been undertaken which indicate that emissions
from the plant would not be likely to have any adverse effect on local properties.  The Council's
Environmental Health Officer has raised no objection to the application subject to conditions
limiting maximum noise levels and requiring detailed noise, odour and pest management
measures to be agreed.  Traffic movements are not expected to have any significant on amenity,
particularly given existing traffic flows.

7.3  On this basis, it is concluded that the proposal would not cause material harm to local
amenities and so would not conflict with Core Strategy Policy DC01 or with the objective of the
NPPF to ensure a good standard of amenity.

8.0 Other matters

8.1  Drainage - The proposed development would have an impermeable area of around 2.9
hectares.  Proposals for drainage are set out in the submitted Flood Risk Assessment, which
indicates that in line with SuDS principles, surface water would be directed to an infiltration
system.     This system will include a surface water storage lagoon designed to contain a 1 in 100
year storm event.  Surface water should therefore be contained within the site and not give rise to
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Planning Permission

3007
3047
3104
3140
3408
3935
3935
3548
AR01
3935
3935

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Prior approval of slab level
Landscaping - details and implementation
Noise management scheme
Odour management scheme
Full details of external lighting
Archaeological work to be agreed
Construction Environmental Management Plan
Feedstock limits/sourcing

 RECOMMENDATION

 CONDITIONS

increased flooding elsewhere.  Concerns have been raised locally about existing flooding
problems in the locality.  Investigations are currently on-going to determine whether these
problems have resulted from development at Camp Farm.

9.0 Conclusion

9.1  The use of AD for producing sustainable energy is given strong encouragement by national
planning policies.   The proposal would assist in meeting targets for renewable energy
generation, including through AD, and would contribute to a reduction in green house gas
emissions.  The NPPF recognises that even small scale projects can make a valuable
contribution in these respects.  Significant weight should therefore be given to the renewable
energy benefits of the proposal in the overall planning balance.  The proposal would also be
consistent with planning policies which support economic development in rural areas and farm
diversification.

9.2  National and local policy also require consideration to be given to environmental effects and
access.  In this respect it is noted that the proposal would not result in any significant harm to the
character and appearance of the surrounding area and that no significant effects on ecological
interests or residential amenities are anticipated.  Some harm would be caused to the setting of
nearby heritage assets, but the harm would be slight and would be outweighed by the renewable
energy benefits of the proposal.  The sourcing of feedstock locally would ensure that the proposal
would not adversely affect traffic conditions in the area.

9.3  Taking these matters into account and subject to suitable controls on the sourcing / transport
of feedstock, it is concluded that the proposal would comply with Development Plan policies and
would represent a sustainable development to which the NPPF's presumption in favour would
apply.  It is recommended therefore that planning permission is granted subject to conditions.
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HA24
HA29
A
HA29
B
3740
3870
2001
3996
4000
2014

Provision of parking and servicing - when shown on plan
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Any highway conditions
Surface water drainage
Application Approved Following Revisions
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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8

MATTISHALL
The Paddocks
Mill Road

Miss Margaret Cook
The Paddocks Mill Road

Miss Margaret Cook
The Paddocks Mill Road

Erection of self-build eco passive-house, car port & roof mounted photovoltic
array

Full

3PL/2015/1337/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.
Need.
Design and appearance.
Amenity.
Highways.
Ecology.

 KEY ISSUES

The application seeks full planning permission to construct a chalet bungalow with two bedrooms
at ground floor level and two bedrooms above with detached double carport and improved access.
 The existing access from Mill Road is proposed to be altered.  The house would be of a
Passivhaus construction which is a factory based construction system.

The form and construction of the house has been revised from the application that was refused by
the Planning Committee in May 2012.  The roof line has been modified to accommodate the
Modcell straw bale build to achieve Passivhuas requirements.  The proposed dwelling will also be
completely timber clad. The building would be of timber frame construction with cellulose
insulation.  Hot water would be provided by thermal panels to the solar array on the roof.  PV
panels will also produce 3.6 kw of electricity for the house.  Windows and doors are proposed to
be zinc / aluminium framed with sealed triple glazed units.  The roof will be Zinc standing seam.

As part of the proposal the applicant seeks to:

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Tipping

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

 REASON FOR COMMITTEE CONSIDERATION
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-  replace the existing temporary caravan accommodation with the proposed
   dwelling,
-  provide security and care for horses on site, and
-  provide a suitably designed dwelling to Lifetime Homes Standards for 
   the applicants elderly parents.

The application site is outside the Settlement Boundary of the village of Mattishall.  The site is
currently a paddock with corral and stabling for horses and there is also a Nissen hut used for
storage and a temporary static caravan occupied by the applicant.  The caravan was granted
temporary permission on the 29th November 2007 and this permission lapsed on the 30th
November 2010.  The site is enclosed by a mixture of trees, hedging and fencing and is largely
grassed with hardstanding and buildings in the north-east corner near to the site entrance.

 SITE AND LOCATION

3PL/2013/0898/EU - Retention of mobile home (Certificate of Lawfulness) - refused November
2013.

3PL/2013/0341/EU - retention of mobile home (Certificate of Lawfulness) - refused June 2013.

3PL/2012/0296/F - proposed dwelling (Passivhaus) with detached car port an improved access -
refused at Planning Committee May 2012.

3PL/2007/1579/F - Standing of mobile home (in connection with equine welfare and security)
Retrospective - Approved November 2007.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision

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

No.
 EIA REQUIRED
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 CONSULTATIONS

Mattishall Parish Council

The Parish Council supports this application.

Norfolk County Council Highways

No objections subject to conditions.

Tree and Countryside Consultant

The proposal is very unlikely to have any significant impact on trees located on the site
boundaries.  I would only request that details of tree protection fencing are provided to ensure
that those positioned along the northern boundary are not damaged.

Ecological and Biodiversity Consultant

A Preliminary Ecological Appraisal, (PEA) and any further surveys highlighted as being required
by 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.

Contaminated Land Officer 

No objections.

Environmental Health Officers 

No objections.

NPPF

NPPG

With particular regard to paras 55.

National Planning Practice Guidance

COUNCILLOR PABLO DIMOGLOU -  No Comments Received 

MR P D CLAUSSEN -  No Comments Received 

none.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-03-2016

DC131_new

Two representations have been received in support of the proposal.  Their comments are
summarised as follows:

-  Consider that the eco home will be in keeping with its surroundings.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  The application site is currently a paddock with corral and stabling for horses.  The site is
outside the Settlement Boundary where new development is strictly controlled.  New dwellings
would only normally be granted in this location in exceptional circumstances.  The usual
exceptions relate to dwellings related to agriculture and affordable housing located adjacent to
settlements where a demonstrable need is proven.

2.2  Core Strategy Policy CP14 sets out the circumstances where residential development may
be permitted in the rural area and in particular paragraph (e) states: ¿where it is a dwelling
required in association with existing rural enterprises where it complies with the requirements of
national guidance in relation to new dwellinghouses in the countryside¿.

2.3  Paragraph 55 of the Framework is similar to the advice previously contained in PPS7 insofar
as it advises that Local Planning Authorities should avoid new isolated homes in the countryside
unless there are special circumstances such as the essential need for a rural worker to live
permanently at or near their place of work in the countryside; or the exceptional quality or
innovative nature of the design of the dwelling. Such a design should be truly outstanding or
innovative, helping to raise standards of design more generally in rural areas; reflect the highest
standards in architecture; significantly enhance its immediate setting; and be sensitive to the
defining characteristics of the local area.

2.4  The above comments are reiterated within the previous application, (reference
3PL/2012/0296/F), which was refused by planning committee on the 14 May 2012.  The
substantial difference between the two applications is the overall design of the proposed dwelling.

3.0 Need

3.1  Planning permission is sought by the applicant for a new family home for herself, her elderly
parents and her niece and child.  The applicant currently lives on site in a mobile home.  The

 ASSESSMENT NOTES

Environment Agency 

No response.
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mobile home was initially granted for a three year temporary period to enable the applicant to
care for and work with her three competition horses currently stabled at the site to ensure their
day to day welfare, safety and security.  This permission has now lapsed.  It is considered that a
permanent dwelling linked to the keeping / enjoyment of three horses is not agriculture and that
whilst the protection of animals may contribute on animal welfare grounds to a case
demonstrating a need for a dwelling.  Therefore, it is considered that this is not in itself sufficient
to justify a permanent dwelling in this location.

4.0 Design and appearance

4.1  The dwelling is presented as having a Passivhaus Specification.  The key feature of the
Passivhaus is that they are highly insulated and require little heating.  The Passivhaus does not
use conventional heating, relying on passive heat gains from solar radiation and body heat and
everyday use.  They use mechanical ventilation and heat recovery for boost background heating
with a electric immersion heater run off the photovoltaic array as an emergency backup.  The
construction method allows the client to self build the house and achieve passive construction
methods within their budget.  To ensure air tightness triple glazed windows are fitted.

4.2  The applicant has been asked to equate the green credentials of the dwelling to the Code for
Sustainable Homes and has commented that there is no direct comparison because the Code for
Sustainable Homes is an overarching sustainability assessment rating whereas Passivhaus is a
highly efficient energy performance standard.  The Passivhaus uses a fabric first approach to
achieve higher levels of the Code, (Levels 5 and 6), whereas the Code is usually heavily reliant
on renewable interventions.  Passivhaus however; does not require the credits under other areas
of the Code, (e.g. water, materials, surface water runoff, health and wellbeing, management,
ecology), but focuses primarily on energy consumption.

4.3  In terms of design, the significant difference from the previous design is that the proposed
dwelling will be clad in locally sourced timber.  The pitch of the roof would also be reduced, with
the overall appearance of the dwelling being contemporary in design.  The overall appearance of
the proposed dwelling is a betterment to the previous design, but does not go far enough
architecturally in being considered as truly outstanding or innovative.

4.4  In summary, the National Planning Policy Framework places greater emphasis than
previously that the standard of design should be truly outstanding or innovative, should reflect the
highest standards in architecture, significantly enhance its immediate setting and be sensitive to
the defining characteristics of the local area.

4.5  Whilst the green credentials utilising the use of Passivhaus technology would ensure high
levels of energy efficiency, in this instance it is not considered that overall the proposal sufficiently
demonstrates the exceptional design or truly innovative qualities envisaged by national guidance.

5.0 Amenity
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Refusal of Planning Permission

9900
2009

Non-std reason for refusal
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

5.1  There are no immediately adjacent dwellings which would be adversely affected by the
proposed development by way of significant overlooking, overshadowing, loss of privacy, day /
sunlight.

6.0 Highways

6.1  Norfolk County Council Highways have been consulted on the proposal and have raised no
objections to the proposal subject to conditions, and providing that the dwelling is tied to the
equestrian use of the site.

7.0 Ecology

The site is located adjacent to the east of the Rosie Curston's Meadow SSSI.  In the absence of a
Preliminary Ecological Appraisal, concerns had been raised by the Council's ecologist regarding
the developments impact upon the SSSI and species. However, given the nature and scale of the
development no adverse effects are anticipated.  In addition, a meadow is proposed creating a
wildlife meadow between the development site and the SSSI boundary.  It is considered that such
a meadow could maintain or enhance that part of the boundary.

8.0 Conclusion

8.1  It is not considered that sufficient justification has been put forward to demonstrate that there
is an essential need for a permanent dwelling to be located in this location.  Whilst the green
credentials utilising the use of Passivhaus technology and self-build are commendable it is not
considered that the overall design of the dwelling demonstrates the truly exceptional design or
truly innovative qualities envisaged by national guidance.  The application is therefore
recommended for refusal.
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ASHILL
Land adjacent to Redmoor
Cressingham Road

Mr Andrew Yeomans & Mrs A Pickering
Moat Farm Cottage Ashill

Mr Andrew Yeomans & Mrs A Pickering
Moat Farm Cottage Ashill

Erection of dwelling

Full

3PL/2015/1387/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.
Character and appearance of area.

 KEY ISSUES

The application seeks full planning permission for a detached two storey, four bedroom dwelling
with a garage and garden on a 0.17 hectares parcel of land to the south of Ashill on Cressingham
Road.

The application site falls beyond any settlement boundary and comprises 0.17 hectares of land to
the west of the highway along Cressingham Road.  In policy terms the site falls in the open
countryside.  The land currently comprises agricultural land to the north of Midfields and to the
south of Redmoor.  Gressenhall Road is a narrow country lane where residential development is
rather sporadic.

The site falls within a spacious row of three dwellings on this stretch of Cressingham Road.  The
site and surrounding land is generally flat and level with hedgerows along some of the roadside.
The site is accessed via country lanes from the B1077 to the east and the Watton Road to the
south.  Surrounding land use is largely agricultural.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

The application has been called in to planning committee.

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Ashill PC

No objection. 

I write in support of this application for the following reasons:

-  The dwelling will be an individual House in a row of quite different 
   type properties ranging from the American ranch type Redmoor to the 
   farm bungalow called Peddars View.  A traditional Norfolk House in
   this area will certainly enhance the area and be more like the type of 
   houses expected in our village. 

-  The land it will be built on belongs to her family and has been farmed 
   by them for at least three generations, her brother currently farms it 
   and is keen to keep the farm as a viable unit so he will not be 
   wanting to sell more land for development.

SS1
CP.14
DC.01
DC.02
NPPG
NPPF

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
National Planning Practice Guidance
With particular regard to paras 7, 17, 34 & 49.

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 

MR F J SHARPE -  No Comments Received 

No.
 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Nine letter have been recieved in support of the application.

 REPRESENTATIONS

1.0 Principle of development

1.1  The site is outside the settlement boundary for Ashill 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 Policy 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 proposed plot is located to the south of Ashill where limited services and facilities are
provided.  A primary school is located approximately 2km from the application site along narrow
lanes with limited footpaths.  Watton approximately 5km from the application site is a market town
where there are services and facilities to meet the day to day requirement of the existing
residents.

1.3  Watton is not considered walkable in terms of distance and although bus stops are located
within 500m from the proposed dwelling the route to them would be along an unlit country lane

 ASSESSMENT NOTES

-  Mrs Yeomans comes from a family that have traditionally supported the 
   village in many ways.  Her father was a churchwarden, treasurer of the 
   PCC, chairman of the village trustees and was instrumental in founding 
   the well used common. Village fetes, coffee mornings for various 
   charities and other fund raisers were often held in their house and 
   gardens. Mrs. Pickering, (Mrs. Yeomans mother), is a member of the 
   community centre committee, a PCC member, and a village trustee.
   Anna, (Mrs Yeomans), is already on the play equipment committee, 
   attends Parish Council meetings and attends coffee mornings etc.  The 
   village can ill afford to drive people like this away as volunteers 
   are very hard to come by.

In summary I believe a traditionally built house, lived in by a local family known to commit
themselves to village life will be a welcome addition to our community.

Norfolk County Council Highways

No objection subject to conditions.

Contaminated Land Officer

No objection.
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with no footways, no speed limit, and no road frontage development.  It would not therefore
enable easy accessibility to services and facilities.  For these reasons future occupants of the
dwelling would be likely to rely 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  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 to locational sustainability.

5.0 Character and appearance of the area 

5.1  Policy CP11 of the Breckland Core Strategy and Development Control Policies Development
Plan Document, (DPD); (2009), seeks to protect the landscape of the district.  In visual terms it is
evident that the proposed dwelling would result in development of land where few residential
properties exist in the countryside affecting the nature and character of this rural road.  The
proposal would introduce dwellings to the south of Redmoor on Cressingham Road which is at
present sparsely developed in terms of residential properties, the development of the gap
between the Redmoor and Midfields would not be considered infill.

5.2  The surrounding landscape is flat and level and the proposed dwelling in this location would
be prominent in the landscape.  As such this rural character would be harmed to the detriment of
the character and appearance of the area.  The site falls beyond the settlement boundary and
would comprise an isolated development with respect to the existing development pattern.

5.3  For this reason the proposal would adversely affect the character and appearance of the
area and the quality of the landscape and would not therefore accord with Policy DC01 of the
Breckland Core Strategy and Development Control Policies Development Plan Document, (DPD);
(2009), in these respects.

6.0 Conclusion 

6.1  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.
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Refusal of Planning Permission

9900
9900
2009

Beyond settlement bounday
Character of area
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

6.2  The harm in terms of sustainability would be significant and demonstrable and this would
outweigh any benefit from the provision of the proposed dwellings.  The unacceptability of the
proposal in terms character and appearance also adds to the harm caused by the proposed
development.

6.3  In conclusion, the proposal is considered to be unacceptable and is therefore recommended
for refusal, for reasons relating to its unsustainable location and harmful impact on the character
and appearance of the local area.
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GARVESTONE
Adjacent Thorncroft
The Lings

Mr & Mrs Gooch
Thorncroft The Lings

David A Cutting Building Surveyors Ltd
70 Market Street Shipdham

Erection of bungalow and garaging

Full

3PL/2015/1502/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.
Impact upon character and appearance of area.
Amenity impact.
Impact upon highway safety.

 KEY ISSUES

This application seeks consent for the erection of a bungalow and detached garaging on land
adjacent to Thorncroft and Sweetbriars residential dwellings, which is located outside of any
defined Settlement Boundary.  The site would utilise the existing access to the adjacent
Thorncroft Clematis Nursery.  The dwelling would be constructed of mixed red facing bricks and
natural flintwork for the walls with timber weather boarding to the garages and clay pantiles for the
roof.

The application site is located outside of any defined Settlement Boundary.  The site is bounded
to the north by the highway, to the east by Sweetbriars residential dwelling, to the south by
agricultural land, and to the west by Thorncroft Clematis Nursery.  The site is currently open land
with trees and hedging / shrubbery to the boundaries.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2006/1587/O - Erection of two storey dwelling with single storey annexe and double garage -
Refused.

3PL/2015/0240/F - Erection of two bedroom bungalow and garaging -    Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Garvestone Parish Council    Supports this application.

Norfolk County Council Highways    I note that the current submission shows access via the
existing commercial access and would not wish to raise a highway objection subject to the
imposition of conditions relating to access, parking, and turning.

Contaminated Land Officer    Recommend the imposition of conditions relating to ground gas
protection measures, unexpected contamination and informatives relating to ground gas and

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

NPPG

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras 8 & 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 

MR P D CLAUSSEN -  No Comments Received 

No.
 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Four letters of support were received making the following comments:
-  Would provide added security to the Nursery;
-  Improved and safer access for adjacent dwelling; and
-  One letter states whilst they support the application it does not 
   comply with the sustainable development principles.

 REPRESENTATIONS

1.0 Principle of development

1.1  The application site is located outside the defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework, (NPPF), states that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.

1.2  The NPPF identifies three dimensions of sustainable development:
-  Economic, in terms of building a strong economy and in particular by
   ensuring that sufficient
   land of the right type is available in the right places
-  Social, by supporting, strong vibrant and healthy communities by 
   providing the supply of housing
   required to meet future need in a high quality environment with 
   accessible local services and
-  Environmental, through the protection and enhancement of the natural, 
   built and historic environment.

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.

1.4  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.

 ASSESSMENT NOTES

extensions.

Tree and Countryside Consultant    No objection / no comments.

Environmental Health Officer    I have looked at the application submitted and, based on the
information provided to me at this time; there are no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details. 
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Additionally, the Governments Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.

1.5  In terms of economic and social criteria, the proposal would provide one dwelling for market
sale, which would make a limited contribution to the housing supply shortfall and would provide
some short term benefits to the local economy through its construction. With regards to
availability and deliverability, the application is in full, within the applicants ownership, and the site
would appear to be available now, making the development deliverable within five years to
meeting the housing shortfall.  However, if approved, it would be appropriate that the time limits
are reduced and this would be in accordance with other applications in Breckland approved under
the five year supply.

1.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Garvestone is a rural
settlement as designated through Policy SS1 of the adopted Core Strategy, which states these
settlements are not capable of sustaining consequential growth as many are completely reliant on
higher order settlements for services and facilities.  Garvestone contains a Primary School and a
Church; however the site is remote from these with the site being located approximately 1.4 miles
from the school and 1.3 miles from the Church.  It should also be noted that along the B1135
there is no continuous footpath that would link the site to these facilities within Garvestone.  The
nearest town that offers services that has the potential to meet all everyday needs, including
shopping and employment is Dereham or Wymondham and are both located approximately 6
miles away from the site.

1.7  In regards to public transport bus stops are located approximately 0.4 miles to the south of
the site which offers irregular and infrequent bus services, which would likely result in higher car
dependency.  There is also no continuous footpath connecting the site to the bus stops.

1.8  The proposal is therefore inconsistent with the social and environmental dimensions of
sustainable development.  This consideration weighs heavily against the proposal.

1.9 It should be noted that a proposal for the erection of a two storey dwelling with single storey
annexe and double garage was refused, under reference 3PL/2006/1587/O, immediately
adjacent to the application site to the west for the following reasons: the site is located outside of
any defined Settlement Boundary; there was insufficient agricultural need to justify a departure
from policy; the agricultural enterprise was already adequately served by the existing
accommodation on the holding; and the proposed building would result in an undesirable
consolidation of existing sporadic development.

1.10  A further application for two residential dwellings was refused under delegated powers and
dismissed at appeal, reference 3PL/2015/0109/F Land adjoining Foxhollow, Garvestone, which is
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located only 0.3 miles to the north of the application site.  The Inspector stated the site is remote
from available services and facilities, which, due to the distances involved, would not encourage
access by foot or other sustainable means and this, with the relative lack of public transport
provision, would necessitate a strong reliance on trips made by private car.  Therefore, the
proposal would not provide for a sustainable location and would not gain support from the
National Planning Policy Framework.

2.0 Impact upon character and appearance of area

2.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a development's
impact on the character and appearance of the area within which it is situated is therefore integral
to the environmental dimension of sustainable development, as is design.

2.2  Although outside any Settlement Boundary, the proposed development would be bounded by
existing development and would appear as infill development and therefore it is considered the
proposal would not intrude into the open countryside. The proposal is also for a single storey
dwelling which further reduces the proposals impact upon the surrounding landscape. The
application site is of a size that would result in a density of development that is similar to
surrounding plots and would not be out of character with development in the surrounding area
and would not result in a cramped form of development.  Additional landscaping is also proposed
within the site with the dwelling set back from the highway and therefore the proposal would not
impact upon the existing streetscene.  If approved a condition would be imposed for precise
detailed landscaping to be agreed prior to the occupation of the dwelling.

2.3  In terms of design the agent has stated that the proposals would be constructed of brick with
areas of flint and clay pantiles.  If approved a condition would be imposed for precise details to be
agreed to ensure the proposals are in keeping with surrounding development and produce high
quality dwellings.

3.0 Amenity Impact

3.1  In terms of neighbour amenity it is considered the proposal would not impact significantly
upon amenity in terms of loss of light, privacy or overlooking due to the single storey nature of
development, separation distances, and existing / proposed boundary treatments and therefore is
considered acceptable.

4.0 Impact upon highway safety

4.1  The Highway Authority states as the access is via the existing commercial access they would
raise no highway objection subject to the imposition of conditions relating to access, parking, and
turning.  The proposal is therefore considered acceptable in highway safety terms.
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Refusal of Planning Permission

9900
2002
2009

Unsustainable location
Application Refused - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

5.0 Other Matters

5.1  The Contaminated Land Officer states the site is in the vicinity of a potentially backfilled
quarry from which there is the potential for gas migration and therefore recommend the
imposition of conditions relating to ground gas protection measures, unexpected contamination
and informatives relating to ground gas and extensions.

5.2  The proposed site area is 0.29 hectares and therefore Policy DC04 affordable housing
provision applies.  Whilst the site may be able to accommodate five dwellings, due to the
surrounding pattern of development and the fact the driveway forms a large portion of the site as
the site is utilising an existing access it is considered such a proposal would be unacceptable and
therefore no affordable housing contribution is being sought.

6.0 Conclusion

6.1  In conclusion the proposal conflicts with the NPPF due to its unsustainable location outside a
defined Settlement Boundary.  Although the proposal would make a modest contribution towards
housing land supply, when weighing up the planning considerations there are insufficient merits
to justify overriding the demonstrable harm this proposal would cause.  As such refusal of the
application is recommended.


