
PLANNING COMMITTEE - 31st May 2016

AGENDA ITEM 9 – SCHEDULE OF PLANNING APPLICATIONS - SUPPLEMENTARY 
REPORT

SCHEDULE ITEM 4:  SWAFFHAM: Land North of Norwich Road:  Erect up to 165 
dwellings, associated landscaping, open space, car parking, vehicular & pedestrian 
access.  Reference: 3PL/2015/0550/O

Additions to report:

Affordable Housing, Viability & Deliverability

Core Strategy Policy DC04 requires that to meet District housing needs the Council will 
require 40% of the total number of housing units to be provided and maintained as 
affordable housing within all new residential development on sites which the Local Planning 
Authority determines has a capacity for five or more dwellings; or comprises an area of 0.17 
ha or more.  

The applicants have submitted a Viability Appraisal which concludes that, taking into account 
the site constraints, costs of demolishing existing buildings and remediating the site and 
S106 obligations the delivery of 40% affordable housing would render the scheme unviable.  
On this basis the application does not accord with the requirements of Core Strategy Policy 
DC04.   However, the Viability Appraisal has been independently reviewed by the District 
Valuer and following discussions they agree that a scheme delivering 29.7% affordable 
housing would be viable.  The applicants have subsequently agreed to provide 29.7% 
affordable housing and are willing to enter into a S106 Legal Agreement to secure its 
provision.  

It is noted that paragraph 205 of the NPPF requires that local planning authorities should 
take account of changes in market conditions over time and wherever appropriate, be 
sufficiently flexible to prevent planned development being stalled.  

Footnote 11 to paragraph 47 of the NPPF states that to be considered deliverable, sites 
should be available now, offer a suitable location for development now, and be achievable 
with a realistic prospect that housing will be delivered on the site within five years and in 
particular that development of the site is viable.  Whilst the application is considered to 
accord with this aspect of the NPPF, members will need to take a view as to whether or not 
a reduction in the level of affordable housing on site is acceptable, having regard to the 
acknowledged lack of housing land supply.  

Conclusion and Recommendation

It is acknowledged that there is not a five year supply of sites within Breckland District.  The 
National Planning Policy Framework, (NPPF), is clear and explicit that in such circumstances 
Local Planning Authorities should consider favourably sustainable development that would 
address that deficit.  The lack of a five year supply and the requirements of the NPPF have 
therefore been given significant weight in the consideration of this application.  

The benefits of the development can be summarised as follows:  
-  provision of a significant number  of new dwellings that will contribute 
   substantially towards the Council's five-year housing land supply.  
-  29.7% of the dwellings would be affordable.  
-  Initial job creation during construction phase and additional employment 
   opportunities generated by supply chain.  



-  Increased expenditure within the local economy from the new households.  
-  Increase in Council Tax receipts  

The site is considered to be located in a sustainable location, accessible to a variety of 
facilities and a wide range of local services within Swaffham which would provide for daily 
needs.  The provision of an extended local bus service would assist in connecting the 
dwellings to local services and the proposal would not cause significant adverse impact on 
the function and safety of the surrounding highway network.  Subject to conditions ensuring 
the reserved matters applications provide a five metre landscape buffer as shown in the 
parameters plan and additional planting along the western boundary the proposals would 
preserve the setting of the heritage assets to the west and subject to conditions ensuring 
reserved matters applications include further ecological surveys and mitigation and 
enhancement measures, the proposals would not compromise nature conservation and 
wildlife interests and accord with policy objectives.  

However, there will be an inevitable change to the open character and appearance of the 
site and this part of the gateway into Swaffham due to the loss of the open field that make up 
the site.  However, the site is not within an area of recognised landscape quality and the 
adverse impact is localised with the mature tree belt of the former railway line screening the 
site from the open countryside to the north and east and as such the proposals would not 
intrude to a significant extent into open countryside.  Whilst concerns have been raised 
regarding the capacity of local infrastructure and existing drainage problems, contributions 
would be provided towards education and library facilities to mitigate for the demand and 
consultees have confirmed that existing capacity levels do not warrant contributions towards 
health provision. In addition, subject to conditions securing the implementation and ongoing 
management of the foul and surface water drainage schemes the proposed development 
would not give rise to increased risk of flooding elsewhere and would not be itself at risk of 
flooding.  

For the reasons summarised above, it is concluded that the site is in a sustainable location 
for housing development and that any identified harm would not significantly and 
demonstrably outweigh the benefits of the scheme, taking into account the development plan 
and the policies of the NPPF as a whole and there are no material considerations of 
sufficient weight to justify refusing planning permission.  Therefore the application is 
recommended for approval, subject to conditions, the completion of a S106 Legal 
Agreement, a Section 278 Agreement to cover the off-site highway works.  

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

SCHEDULE ITEM 5:  GREAT ELLINGHAM: Hollytree House, 8 Long Street.  Proposed 
development of five detached houses on land to the North of 80 Long Street.  
Reference:  3PL/2015/0899/F

Reason for Refusal.  

The village of Great Ellingham has a generally compact form, with development extending 
along local roads in a linear fashion.  Development along Long Street in the vicinity of the 
site consists predominantly of detached dwellings, set in good sized plots, which front 
directly onto the road.  Immediately to the south of the site, the pattern of development 
becomes more sporadic, with houses interspersed with open fields.    



Compared to existing development, the proposed dwellings would occupy a relatively large 
proportion of their plots, which themselves would be smaller than is typical in the locality.  As 
a result, the scheme would be appear cramped in comparison with surrounding properties 
and would detract from the spacious and open character of the area.  The short cul-de-sac 
layout proposed would also be at odds with the characteristic linear form of this part of the 
village.  

For these reasons it is considered that the proposal would appear out of place and would 
result in material harm to the character and appearance of the area.  The proposal would 
conflict therefore with Policy DC16 of the Breckland Core Strategy & Development Control 
Policies DPD, (2009), which states, amongst other things, that a new development must 
preserve or enhance the existing character of an area and reinforce locally distinctive 
patterns of development.  The proposal would also be inconsistent with national planning 
policy, as set out in paragraph 58 of the National Planning Policy Framework, (NPPF), which 
states that new development should respond to the local character and history, and reflect 
the identity of local surroundings.  

The NPPF states that the three dimensions of sustainable development should not be taken 
in isolation because they are mutually dependant.  It is acknowledged that the proposal 
would provide some economic and social benefits through the provision of housing and as a 
result of construction activities and increased use of local services.  However, the proposal 
would cause harm to the character and appearance of the area.  This harm would be 
significant and demonstrable, and would outweigh the benefits of the proposal.  Accordingly, 
it is considered that the proposal would not amount to sustainable development.

Affordable Housing  

Government’s Planning Practice Guidance has been revised and the previous policy on 
planning obligations for small developments has been re-introduced.  
Accordingly housing developments of ten or less dwellings no longer trigger the requirement 
to provide affordable housing and other tariff-style obligations as previously required under 
Policies DC04 and DC11 of the Breckland Core Strategy providing the floor area does not 
exceed 1000 sqm.  

The gross internal floor area for this development, including garages is 948.5 sqm and 
therefore, does not exceed the threshold and therefore affordable housing is not required for 
this development to proceed.  

Highway visibility splay and turning area  

An amended plan has been received and is under consideration by the Highway Authority.  
However, it should be noted that the southern visibility splay can not be provided on land 
within the applicant’s control.  Highway comments will be reported verbally.  

SCHEDULE ITEM 6:  DEREHAM, Land North of Norwich Road:  Variation of conditions 
12 & 13 on 3PL/2013/0976/F – Foul & waste water.  Reference: 3PL/2015/0915/F  

Anglian Water - Updated position:

Anglian Water has been working closely with the developer and Breckland District Council to 
understand the drainage characteristics in the area. This has also been in the context of 
local concerns regarding flooding incidents in the area. As a result of this liaison, 
investigations have been made by Anglian Water to identify necessary mitigation measures.  



The mitigation works that Anglian Water have now installed in Norwich Road include the 
installation of ‘local’ Real Time Control, (RTC), systems.  This involves utilising storage 
within the Greenfields catchment and the Bramley Road catchment and controlling pump 
rate to help reduce the impact this has on the downstream sewer. Level sensors, (BDT’s), 
have been installed at appropriate locations in the sewer in Norwich road between the 
discharge locations for Greenfields Road Pumping Station, (EDE1SP) and Bramley Road 
Pumping Station, (EDE2SP).  

These sensors inhibit the pump operations of EDE1SP and EDE2SP respectively when 
surcharge levels in the sewer are high.  

Pump control is achieved by telemetry which sends an inhibit signal to the pumps via a 
wireless signal.  Anglian Water will use an interrupt routine to the normal pump control at the 
pumping stations to use the capacity of the wet well differently to control the flows being 
discharged into the downstream sewers.  

The operation of the RTC system will be monitored following rainfall to establish the extent to 
which rainfall can be managed.  Anglian Water expect that the RTC system will manage 
bigger rainfall events.  There is some work outstanding with the modelling team to establish 
the limitations of the revised system.  

Further to this it may be possible to use our weather radar system / rainfall sensing to detect 
when a rainfall event is likely to overload the sewer network to allow Anglian Water to ‘drain 
down’ the system by operating the pumps early thereby further optimising the installation.  

Specific comments related to Condition 12  

Condition 12 requires that the waste water from the development be stored in existing 
storage tanks until such time as a connection is made to the Mattishall Waste Water 
Treatment Works.  This condition reflects the agreed foul drainage strategy at the time the 
permission was granted.  Further investigations, as detailed above, have led to this condition 
being superseded. We are therefore able to support the proposed variation of condition 12.  

Specific comments related to Condition 13  

Condition 13 required that works as set out in a detailed sewerage strategy assessment 
report, reference 1001/SP87 (008) dated 8th March 2012, should be carried out to support 
the proposed development.  

Further investigations and adjustments to the network implemented as above mean that the 
above proposed development can now be accommodated within the network without 
increasing the risk of flooding.  It is therefore not appropriate or necessary for the 
development to proceed in accordance with the assessment report detailed above.  As such 
we support the proposed variation of condition 13.  

SCHEDULE ITEM 7:  DEREHAM, Land West of Etling View.  Outline application for 
residential development of up to 62 dwellings and associated works with all matters 
reserved save for access.  Reference: 3PL/2015/1045/O

Amendments:  

Proposal “Outline application for residential development of up to 62 dwellings and 
associated works with all matters reserved save for access”.  



Correction to paragraph 2.2, line 5, replace ‘Swaffham’ with ‘Dereham’.  

Additional Ecological Information:  

Additional information has been submitted with respect to the impacts on the adjacent 
County Wildlife Site from the proposed accesses on to Shillings Lane.  This states that, the 
provision of designated entrances with information boards, infilling of gaps in hedgerows with 
new native planting, and post and rail fencing is intended to discourage residents from 
creating multiple access points and having a detrimental effect on the boundary vegetation, 
which creates valuable commuting corridors for a number of species.  Furthermore, that, 
improvements to the footpath along Shillings Lane will encourage residents / walkers to stay 
on footpaths and less likely to damage or disturb the flora and fauna of interest.  It goes on 
to state that the proposals have been refined, (and deemed appropriate), following 
consultation with the Norfolk Wildlife Trust and that the applicant has agreed to provide a 
financial contribution towards upgrading the footpath network and green infrastructure within 
the County Wildlife Site and along Shillings Lane to mitigate for the increased use.  

Comments from the Council’s consultant ecologists:  

No objections subject to the mitigation measures being thoroughly implemented, including 
improvements to the paths, provision of interpretation boards and fencing and these are 
retained and managed, an  contributions provided towards the provision of biodiversity 
mitigation and enhancement measures.  

Representations

Anglian Water:  

Anglian Water has been working closely with Breckland District Council to understand future 
growth in the area.  This includes an assessment of the impact on drainage infrastructure at 
both Dereham and Mattishall Water Recycling Centres.  This has gone on to inform a 
comprehensive strategy to manage the foul drainage flows from Dereham.  This has also 
been in the context of local concerns regarding flooding incidents in the area.  

The comprehensive strategy which addresses the proposed growth in Dereham is going 
through the internal governance process.  The proposed development is aligned with 
improvements to the sewerage network and water recycling centres at Mattishall and 
Dereham.  

Therefore, subject to a condition being imposed on the planning permission, Anglian Water 
is satisfied that the proposed development can be accommodated, without an increased risk 
of flooding to residents.  

Public Representations:  

Three additional written representations have been received from members of the public 
raising the following objections:  

-  The scheme is intrusive on the community as a whole and will have 
   detriment to the general amenities and the well being of residents.  
-  The proposals would have detrimental impact on the countryside and the 
   setting of Dereham and to tourism economy.  
-  Highway, education and health infrastructure would not cope with additional 
   dwellings proposed.  
-  Detrimental impact on the local wildlife and flora and fauna at the Neatherd, 



   which includes the endangered skylark.   
-  Habitats and green spaces should be preserved.  

SCHEDULE ITEM 9:  SWAFFHAM: LAND AT SPORLE ROAD:  Outline planning 
application for residential development of up to 130 dwellings with access.  
Reference: 3PL/2015/1155/O

Amendment to report.

Correction to paragraph 7.3 to read: 

Both Natural England and the council's ecologists confirm that the proposal would not give 
rise to significant impacts on protected sites including the Breckland SPA.  In conclusion, it is 
considered that further ecological surveys are necessary prior to determination, but that 
subject to the submission and approval of mitigation and enhancement measures within the 
subsequent reserved matters applications, in principle a residential development of the site 
would not result in unacceptable impacts on ecology and nature conservation interests, and 
therefore the proposed development would accord with the objectives of the NPPF and Core 
Strategy policy CP10.  

SCHEDULE ITEM 14:  NORTH TUDDENHAM: Land at Pound Farm, Pound Lane.  
Proposed on-farm Anaerobic Digestion Facility.  Reference: 3PL/2016/0179/F  

Further comments from the Agent on behalf of the Applicant.

Letter dated 23rd May 2016  

A letter has been received by the agent in response to comments made to the Landscape 
Visual Impact Assessment and other matters of clarification.  The content of the letter is as 
follows:  

“We refer to the committee report prepared with respect to the above-mentioned planning 
application.  We thank you for your positive recommendation to members of the planning 
committee, but have read with some concern the latest flawed consultation response by the 
Parish Council.  I have some concern that this in itself could unduly influence members and 
would be grateful if this letter could be provided to members by way of an update.  I have 
requested that Aspect Landscape Planning write to you separately regarding the accuracy 
and validity of the LVIA submitted.  Suffice to say that as with any Chartered landscape 
Architect’s practice Aspect produced the LVIA having regard to institute guidelines.  This 
includes both assessment procedure and method of photography.  The suggestion that 
photographs have been intentionally manipulated and blurred are ridiculous.  

I would also like to take the opportunity to clarify other misleading points within the latest 
parish Consultation response:-  

“Emissions from the uncovered digestate tank will add greenhouse gases and adversely 
affect residents, all of whom are downwind of the site.”  

Clearly the contents of our application have not been read or understood.  This proposal 
utilises slurry and manure produced on site by the dairy.  It is widely recognised that dairy 
farms are a significant contributor to greenhouse gas emissions.  The purpose of this 
application provides two distinct benefits. Firstly, it “treats” the slurry/manure produced on 
site and removes greenhouse gas emissions and secondly in treating the slurry / manure we 



generate renewable electricity.  On-farm anaerobic digestion offers a significant step towards 
more sustainable farming.  It is for these reasons that the UK Government and the 
agriculture industry see anaerobic digestion as the ideal way to treat slurry.  As stated in 
DEFRA’s Shared Vision for Anaerobic Digestion, the NFU would like to see 1000 on-farm 
digesters by 2020.  Rather than contributing to emission the proposal will remove them.  
Methane produced within the AD facility is used to power the CHP engine and therefore the 
liquid entering the digestate tank clearly has no has element retained.  Odour and 
greenhouse has emissions on the dairy farm will be significantly reduced as a result of the 
AD facility.  

“There is no mention of the light and noise that will affect residents, or any screening to 
mitigate this.”  

There is a sound reason why the documents submitted do not make mention of this point.  
The simple matter of fact is that none will exist!  No lighting is proposed as part of the 
development proposal an noise sources are detailed within the submitted documentation.  
Noise will not be heard from the plant at a distance of 195m is inferred.  

“FS Dann & Son have indicated a willingness on various occasions including at a Parish 
Council meeting to construct a soil bank planted with a natural hedge on the eastern 
boundary of the site….This should have been included in the planning application.”  

We accept that FD Dann & Son have offered a soil bund on the eastern boundary but this 
offer was made without seeking professional advice.  The findings of the LVIA conclude that 
the proposed development can be accommodated within the existing landscape without 
undue harm.  Additionally, a “soil bank” is not a natural feature within this landscape setting 
and I not therefore something that would be considered.  

I hope that these mattes can be taken into consideration before any debate commences.”  


