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Mr & Mrs  Long
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Mr Adam Riley
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Mr John Edward Taylor
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3PL/2016/0332/HOU
3PL/2016/0348/F
3PL/2016/0392/O
3PL/2016/0416/O
3PL/2016/0417/O
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ATTLEBOROUGH
Land fronting the northwest side of London

Norfolk County Council
Children's Services, County Hall Martineau

NPS Property Consultants Limited
Nautilus House, 10 Central Avenue St Andrews Business P

New 630 pupil primary school and associated external works and a stand alone
52 place nursery building

County Matter

3CM/2016/0014/CM

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle  
Amenity  
Highway safety

 KEY ISSUES

The proposal is a full application for a new primary school and associated works and a stand
alone 52 place nursery building. 

The application will be determined by Norfolk County Council, with Breckland Council as a
statutory consultee.   

As part of the proposal several documents were submitted, including an Acoustic Feasibility
Report. Archaeology Evaluation Report, Ecology Report, Flood Risk Assessment, Design &
Access Statement, Transport Statement and Ground Investigation reports.

Separate proposals have been submitted by the County Council for housing on land adjacent to
the school site and for alternative employment land elsewhere on London Road.  These
applications fall to be determined by Breckland Council (see items 12 and 13 on this agenda).

The site lies northwest of London Road, Attleborough and is located to the west of existing, (albeit
newly constructed), residential development.  Immediately southwest is mixture of residential and

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

The application is to be considered by Planning Committee as the proposal is contrary to
Planning Policy.

 REASON FOR COMMITTEE CONSIDERATION
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commercial properties.  Further to the west is the A11.    

On land fronting London Road is a planning application for residential development on two
separated parcels of land, (ref. 3PL/2016/0416/O).  The proposed school would sit behind the
proposed dwellings, and would therefore be located away from the road frontage.

3PL/2012/0958/H - Erection of 375 dwellings with associated parking , garages, etc. and outline
for employment development - approved December 2012.  

3PL/2011/0528/H - Erection of 375 dwellings with associated parking, garages, etc. and outline
for employment development - appealed - withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Norfolk Rivers Internal Drainage Board  
The Board have responded to Norfolk County Council's consultation and given that no
information is provided on the method of providing sustainable surface water drainage for the
development, it objected on the grounds of insufficient information.  

CP.04
CP.11
DC.01
DC.16
DC.19
NPPF
NPPG

Infrastructure
Protection and Enhancement of the Landscape
Protection of Amenity
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

No

 EIA REQUIRED

The Primary School application shall be subject to a S106 Agreement linking it to the employment
application at land to the east of London Road, Attleborough which has been submitted
concurrently to Breckland District Council.  The legal agreement will require the employment land
to be available and marketed for sale for a one year period following commencement of
development of the school site, unless otherwise agreed with Breckland District Council.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1. The application is being dealt with by Norfolk County Council, (who are also the applicant) and
this is a consultation on the application.  The proposal is for a 630 place primary school and
associated works, and a stand alone 52 place nursery building.  
 

2.0 Principle of development

2.1  The land subject to the planning application is located within the Settlement Boundary and
therefore development is considered acceptable in principle.

2.2  The land is currently allocated as Employment Land under the Breckland Core Strategy and
has been identified for this use under planning approval 3PL/2012/0958/H, which included the
development of 375 dwellings on land to the north of the site.  This permission has now been
implemented with a number of dwellings already completed.  However, it is recognised that
Norfolk County Council have identified a need to reorganise education provision in Attleborough.
It is intended to create two primary schools to replace the existing infant and junior schools, one
of which is to be placed on the proposed site in order to accommodate demand for existing and
future housing growth.  

2.3  Other land has been identified to the south west on London Road for employment use and is
subject to a separate application (see item 13).  The alternative proposed employment land
covers an area greater than the existing allocation and is considered acceptable in planning
terms.  Accordingly, the use of the existing site for a school is considered acceptable.  

3.0 Amenity  

3.1  Planning Policy DC01 of the Council's Core Strategy looks to address matters relating to the
impact upon amenity to adjacent residential properties to the east.  However, the Council's
Environmental Health Team have responded to the proposal and have raised no objections
subject to the imposition of conditions. 
  

3.2  In terms of design, the proposal has been assessed against Policy DC16 of the Council's
Core Strategy.  The proposal lies adjacent to a new housing development to the north and east
and considered a typical modern housing development.  It is considered that the school and
nursery building would complement the existing building form and positively reflect the modern
built form along parts of London Road.  The school would not appear overly dominant given its
predominantly single storey appearance.  In addition, the school will be set back from the road
frontage, and could be set behind residential development, which is to be considered under a

 ASSESSMENT NOTES

Environmental Health Officer  
Comments have been provided directly to Norfolk County Council in respect of the development.
No objections have been raised subject to the imposition of conditions.
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separate planning application (reference 3PL/2016/0416/O - item 13).

3.3  As mentioned above, there is a separate application for residential development on land
fronting London Road, Attleborough, and directly adjacent to the proposed new primary school.
Breckland Council has also considered the new school development in terms of its wider impacts
upon the proposed residential development.  

3.4  The school and nursery building would have little impact in terms of amenity, specifically in
terms of noise.  There would be a sufficient separation distance between the school and nursery
building, and the housing development.  As previously mentioned, planning conditions have been
recommended by the Council's Environmental Health Team regarding noise and use of the
school outside of normal school hours.  However, the Council are aware the illuminated signage
is proposed on the main school building which would face the proposed residential properties.
Whilst this has been commented upon by the Environmental Health Team, it would be advised
that any illumination on the building is limited to day time and early evening use only.  

4. Highway safety

4.1  The proposed development has identified two accesses to serve the school and nursery.
The accesses will be in the form of an 'in out' arrangement, with the access to the west of London
Road forming the 'in' creating a one-way system leading to the front of the school and parking,
with the access to the west forming the exit only.  

4.2  Concerns have been raised regarding parents / carers dropping off and picking up children at
school, using their cars, and the impact this may have on traffic impacts is this location and also
possible impacts upon the proposed residential development to the front of the school, which has
two separate accesses serving that particular development.  The Highway Authority have not
raised any objections to the proposed development and that the two accesses and internal road
layout are considered acceptable subject to conditions.  A Travel Plan will be required in order to
reduce the level of motor vehicle usage at drop off / pick up times, and promote more sustainable
modes of transport.  

5. Other matters

5.1  There is a current section 106 associated with the land for its promotion as employment land.
 However, most of this land is now being considered for education use with the remaining land
proposed for residential use.  As such, a further Section 106 Agreement will be required reflecting
the proposed changes to employment land promotion.  
 

5.2  It is noted that the Norfolk Rivers IDB objected to the application due to lack of information.
However, the details were available through the County Council and not via Breckland Council.
The IDB were referred to the County Council.   
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Planning Permission RECOMMENDATION

 CONDITIONS

6.0 Conclusions

6.1  Accordingly, the proposal is recommended for approval subject to the completion of a section
106 agreement requiring alternative employment land to be made available and marketed, the
IDB's concerns being addressed and suitable controls on-site lighting.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

2

WEETING
Mundford Road

Brandon Promotions Ltd
Linden House 147 Kings Road

Mr David Henry
Unex House 132-134 Hills Road

Mixed use development Food store/ petrol filling station/ play barn/ business
trade/ access road & car parking

Outline

3PL/2013/1184/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development. 
Impact on Retail and town / local centres  
Traffic and highway implications.   
Residential amenity. 
Air Quality, Pollution and Contamination   
Ecological implications. 
Landscape and Heritage impact.   
Drainage and flood risk Impacts.

 KEY ISSUES

Outline planning permission is sought with access only included for approval for the erection of a
mixed use development comprising a retail food store (use class A1), a six bay petrol filling station
with a car wash, a divisible business unit (use classes B1/B2/B8), a business trade counter (use
class sui generis), a play barn (use class D2) with associated vehicular access roads, car parking,
servicing areas and hard and soft landscaping on land to the east of Mundford Road. 

6 Buildings are shown proposed on the indicative drawings comprising;

- A Petrol Station and Kiosk (139 sqm)
- B Foodstore (2787 sqm)
- C Foodstore Cafe
- D Unit 1 - Divisible Business Unit (1858 sqm)
- E Trade Counter (929 sqm)

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

General Employ
Area

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

 REASON FOR COMMITTEE CONSIDERATION
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- F Play Barn (929 sqm)

323 Parking Spaces are also proposed together with 100 cycle spaces  

Access to the site would be gained through the existing access off Mundford Road.  

The application is supported by the following technical reports;

· Design & Access Statement
· Surface and Foul Water Drainage Statement
· Ecological Survey
· Air Quality Report
· Employment Land Review
· Land contamination report
· Lighting Report
· Planning Statement
· Retail Impact Statement
· Statement of Community Involvement
· Travel Plan
· Tree Survey
· Flood Risk Assessment
· Transport Assessment

The application site is approximately 3.84 hectares in size and is located to the east of Mundford
Road approximately 800m north of Brandon town centre and 200m from the border with Suffolk
and the adjacent Local Authority Forest Heath. The village of Weeting also lies approximately
800m to the north west.

The site is bounded by a transport contractors offices and a concrete products manufacturer to
the north and east of the site, beyond which lies Thetford Forest.

The A1065 lies immediately to the east of the site, which is crossed approximately 250m south of
the site by a railway line which runs to Norwich to the East and Cambridge to the west.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

No

 EIA REQUIRED
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Policy SS1   Spatial Strategy
Policy CP3   Employment
Policy CP7   Town Centres
Policy CP11   Protection and Enhancement of the Landscape
Policy CP13   Accessibility
Policy CP14   Sustainable Rural Development
Policy DC1   Protection of Amenity
Policy DC6   General Employment Areas
Policy DC9  Proposals for Town Centre Uses
Policy DC11   Open Space
Policy DC12  Trees and Landscape
Policy DC13   Flood Risk
Policy DC16   Design

NPPF  With particular reference to paragraphs 17, 24, 26, 27, 34, 35 103 & 118
NPPG   National Planning Practice Guidance

FOREST HEATH DISTRICT COUNCIL    
Site lies on the edge of the built up area of Brandon and will have the most significant impact on
this town within Forest Heath district.

The application site is identified as part of a larger allocation for general employment uses in the
Breckland Core Strategy, 2009 (BCS) and the adopted Site Specific Policies and Proposals DPD
(2012). 

Policy DC6 applies where it is demonstrated they are no longer viable for employment use and
specific community and environmental benefits can be achieved and there must be evidenced
justification for the proposal and that the functionality of the wider employment area will be
retained.

Retail

 CONSULTATIONS

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

WEETING P C -   
Sympathetic to the views of residents at Oak Cottage and Woodhouse,
Concerns about;
Landscaping
Congestion on the A1065 near the proposed access road
Safety concerns at the junction of Peppers Hill with the A1065

No contributions are triggered by the development

 CIL / OBLIGATIONS
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At the present time there is a low vacancy rate for retail/commercial premises within Brandon
town centre and the independent stores achieve reasonable trading levels. The submitted retail
statement recognises that the existing vitality and viability of the town centre is good (para 6.22)
and concludes that the majority of spend in the proposed store (80%) will come from surrounding
freestanding stores, however, the survey's focus concentrates on trade diversion from
competitive supermarkets rather than the High Street shops. In addition figures which quote that
only 0.3% of respondents shop in the market and 3.8% in local shops are surprising given the
current vitality and vibrancy of the High Street.

The retail statement (at para 6.50) indicates that the town centre benefits from tourist spending,
but there is no evidence to support this statement.

Para 27 of the NPPF states that "Where an application fails to satisfy the sequential test or is
likely to have significant adverse impact on one or more of the above factors*, it should be
refused."

'above factors' in this case being - "impact of the proposal on town centre vitality and viability,
including local consumer choice and trade in the town centre" (NPPF para 26).

Local Air Quality

Level of nitrogen dioxide along London Road and the High Street is close to the national objective
of 40 gm3 (annual mean). This is largely attributable to the emissions from road vehicles.

The National Planning Policy Framework advocates preventing new development from
contributing to or increasing the risk of unacceptable levels of air pollution. 

Traffic Congestion/Highways

There are ongoing issues relating to traffic congestion in Brandon.

The proposal seeks to use the existing access point into the site and the increase in vehicular
movements will be significant with potential conflict between existing and new users and
congestion at nearby junctions and throughout the High Street.

Pedestrian links to the town centre are provided along the site access road and into the Mundford
Road; however there is no potential to provide pedestrian connectivity from within the site to the
High Street. Given that the site access will be shared with existing industrial uses it would be
preferable to provide separate and more direct access to and from the High Street for
pedestrians and cyclists in order to facilitate a more sustainable and acceptable form of
development. 

There would be little opportunity to facilitate linked trips to the town centre as a
result of the lack of connectivity. 

In its current form the application fails to demonstrate that appropriate connectivity can be
achieved given the existing constraints such as the railway line.

Implications for queuing, congestion and local air quality with vehicles travelling north to cross the
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BRANDON TOWN COUNCIL    

NORFOLK COUNTY COUNCIL HIGHWAYS    

railway line.

Traffic data should be provided for a Friday afternoon in summer when, it is understood, local
traffic congestion peaks.

Recommendation

In its current form the application fails to comply with national and local policy and does not
provide adequate information to demonstrate that the concerns raised can be overcome. As a
result Forest Heath District Council objects to the application.

Further comments 9/6/16;

It is clear a significant amount of time has passed since the Retail Impact Assessment was
carried out (dated December 2013). This would need to be reviewed and updated to take account
of any changes that have happened in and around Brandon. The assessment also does not
appear to take into account the extant permission (this was implemented but no further works on
site have happened to date) for a new retail store (Gross internal area of 2,039m2) in Lakenheath
(F/2010/0338/FUL).

Severely detrimental impact on Brandon;   
Valuable trade would be taken out of the town;
Traffic in an already congested High Street would increase significantly; 
Unresolved issues with railway barriers would produce even more traffic difficulties.

The development is located on the outskirts of Brandon and is poorly served by public transport
and pedestrian/cycle links.

The development makes no attempt to encourage cycling and walking to the facilities as no
improvements are proposed along Mundford Road. This is a principal route well used by heavy
goods vehicles and the footways are poor and in some places narrow. An assessment should be
made of the footways/cycleways from the town centre to the proposed development.

In addition, the red line drawing appears to indicate that only one access can be served by the
adjacent access road. The first access appears to be the only one which connects onto a suitable
estate road. The access to the Playbarn and additional parking appears to be from nothing and a
service access is non existent. 

The service yards need to be accessed from an appropriate junction form and tracking provided
detailing how the different types of heavy goods vehicle can access and egress the service yard.

These are fundamental issues which need to be resolved by the applicant.

Therefore the highway authority recommends a holding highway objection until these
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ENVIRONMENT AGENCY    

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

ENGLISH HERITAGE    

issues are resolved. In the meantime, should your authority wish to determine the
application, the Highway Authority would recommend refusal on the following grounds:

1. The proposed development does not adequately provide off-site facilities for pedestrians /
cyclists / people with disabilities (those confined to a wheelchair or others with mobility difficulties)
to link with local services. Contrary to Development Plan Policies T2.

2. The accesses are unsatisfactory to serve the proposed development by reason of their lack of
connectivity to adjacent access/estate roads. Contrary to Development Plan Policies T2.

3. The proposal does not incorporate adequate facilities for the servicing of the premises.
Contrary to Development Plan Policies T2.

Object to the proposed development as submitted, on the following grounds:

1. Absence of an acceptable Flood Risk Assessment (FRA).
2. Insufficient information to demonstrate that the risk of pollution to
controlled waters is acceptable.
3. The application fails to provide assurance that the risks of pollution are
understood.

No comments received to date.

The site is located within known prehistoric landscape. This includes Pepper Hill bowl
barrow, c. 650m to the north of the site, which is designated as a scheduled ancient
monument (List Entry No 1015264). The site is also located within the vicinity of the
site of Bromehill Priory and crossed by a parish boundary, suggesting a potential for
archaeological evidence of medieval activity and land-use. The planning application is
accompanied by an Archaeological Desk-Based Assessment (CgMS 2013) and a
Design and Access Statement (WCEC Architects / Bandon Promotions Ltd. 2013).
This has provided an assessment of the potential direct physical impact from the
proposed development upon the historic environment within the site.
English Heritage has no objection to the proposed development in principle. It is
unlikely to constitute harm to significance of the designated heritage assets within the
surrounding locality. In line with National Planning Policy Framework (Paragraphs 128, 135) you
will need to be satisfied that the application contains sufficient information to assess the
significance of any heritage assets affected, including any contribution made by their setting, and
to make a balanced judgement with regards to the scale of any harm or loss to the significance of
the undesignated heritage assets.
The proposed works have the potential to impact undesignated below ground
archaeological evidence, if present. We therefore recommend you ensure consultation is
undertaken with the Norfolk County Council Historic Environment Service to discuss the impact of
the proposed development and need for, and scope of, any further works or mitigation.
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NATURAL ENGLAND    
Internationally designated sites

The application site is within or in close proximity to European designated sites; 

Breckland Special Protection Area (SPA) and; 
Breckland Special Area of Conservation (SAC) which are European sites. 

The sites are also listed as Breckland Forest Site of Special Scientific Interest
(SSSI), Breckland Farmland SSSI and Weeting Heath SSSI. Weeting Heath SSSI is also
designated as Weeting Heath National Nature Reserve (NNR). 

As a competent authority under the provisions of the Habitats Regulations, the authority should
have regard for any potential impacts that a plan or project may have.

Habitats Regulations Assessment

Natural England advises that there is currently not enough information to determine whether the
likelihood of significant effects can be ruled out in relation to Breckland
SPA. 

It is our opinion that impacts on Breckland SAC from this proposal are unlikely and can be ruled
out at this stage.

Sites of Special Scientific Interest

This application is in close proximity to Breckland Forest SSSI, Breckland Farmland SSSI and
Weeting Heath SSSI. There may be populations of vascular plant species and invertebrates
present on the application site which are notified features of Breckland Forest SSSI in addition to
woodlark and nightjar. Following further detailed survey information, an impact assessment
should be made to determine the impact of the proposal on the nationally notified features of
Breckland Forest SSSI. 

If any significant adverse effects are identified, then avoidance measures must be
sought initially, followed by any mitigation measures required.
No additional information is required in respect of Breckland Farmland SSSI or Weeting Heath
SSSI/NNR.

Protected species

Note that further surveys are required for several species and groups of species which may be
present and affected by the proposal, namely higher plants, invertebrates, reptiles, great crested
newts and bats.

Advise to apply Standing Advice.

Biodiversity enhancements

The authority should consider securing measures to enhance the biodiversity of the site from the
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R S P B    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

applicant, if it is minded to grant permission for this application. 

No comments received to date.

Trees and Landscape

The Arboricultural Implications Assessment by David Brown dated July 2013 and associated
plans and documents is a thorough and acceptable basis on which to proceed in these matters.

Ecology

The Preliminary Ecology Assessment identifies a number of further field investigations that need
to be satisfied. 

Specialist disturbed ground plants, specialist brownfield site birds, specialist insects, reptiles and
Great crested newts are all noted as requiring further surveys. 

The Breckland Special Protection Area (SPA) is part of the 'Natura 2000' network of European
protected sites designated under the EU Habitats Directive and Birds Directive and is cited for the
conservation of stone curlews, woodlarks and nightjars.

The application site is approximately 1150mm from land within the Breckland Special Protection
Area supporting or capable of supporting stone curlews and 120m from land supporting or
capable of supporting woodlark and nightjar.

With respect to stone curlews: the proposal is effectively within an existing built environment and
has considerable existing buildings in all directions towards the SPA and it is therefore
considered possible to screen the proposal out of the need for further assessment with respect to
this particular citation species.

With respect to woodlark and nightjar the issue is more immediate and requires further
assessment.

The absence of an adverse effect upon  the woodlark and nightjars of the Breckland SPA cannot
be established and there must therefore be a presumption against consent

This application proposed a mixed use development for a supermarket, petrol station, industrial
space, play barn and a trade counter. The development is located within Weeting parish, but
forms part of the built extent of Brandon within Forest Heath District Council. This is where the
principle effects of the application are likely to occur.

The site is located on a designated general employment area and as such Policy DC6 of the
adopted Core Strategy is of relevance. The industrial elements of the scheme are in accordance
with this policy. However, DC6 seeks to protect sites for employment uses, and only allow town
centre uses if they are sequentially preferable. The site is located approximately 800m from the
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ECONOMIC DEVELOPMENT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

town centre is classified as an out of centre location. Direct links to the town centre are impacted
by the railway line, which reduces connectivity to the town centre.

The National Planning Policy Framework (NPPF) at paragraphs 24 and 26, requires all
applications for town centre uses outside of the designated town centre to include a sequential
test. In addition to this for sites over 2500sqm the also need to provide an impact assessment.
This application would meet both of these criteria. Both sequential and impact assessments have
been included within this application. 

1. Sequential Test - the sequential test provided suggests that there are no sites within Brandon
town centre either of a sufficient size or currently available to accommodate the proposal. It is
important that the individual elements of the scheme are assessed separately. Due to the need to
consider sites within Brandon town centre, Forest Heath District Council may be in a position to
provide details of any additional sites which should also be included within the sequential
assessment.

2. Impact Assessment - the impact assessment needs to consider the vitality and viability of the
town centre. The applicant's retail assessment suggests that there would not be an impact on the
town centre and that the main impact would be felt on the existing Tesco. However due to its
existing out of centre location the store is not afforded protection through planning policy. It is
also important to consider the impact on planned town centre investment and the ability to make
linked trips with the town centre.

Of relevance to this application is the 2013 Employment Growth Study, which has superceded
the 2006 Employment Land Review. The study reviews the employment area as being relatively
successful though in relation to the loss of employment land, it is noted that the site has been
vacant for some time. However, consideration also needs to be given to the wider impacts upon
the employment area at Mundford Road.  Significant proportions of this employment area are
currently within an industrial use, and it is important to ensure that this development would not
undermine the wider function of the employment area for employment uses.

No comments received to date.

Site investigation and risk assessment is required, also highlights the risk of asbestos being
present on site.

Suggests conditions and informatives

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

Happy with the proposed approach and methodology to the noise impact assessment but would
request that background noise surveys are undertaken at both Redbrick Cottages and Oak
Cottages.

Requests conditions regarding surface and foul water drainage and to secure a lighting scheme. 
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 REPRESENTATIONS

P A BOND    

HISTORIC ENVIRONMENT OFFICER    

SUFFOLK COUNTY COUNCIL HIGHWAYS    

CRIME REDUCTION &ARCHITECTURAL LIAISON OFFICER    

FLOOD & WATER MANAGEMENT TEAM    

Norfolk Fire and Rescue request conditions to require;

- Store (B) to be sprinklered as it is over 2000m2
- Road around the back of all the buildings for appliance access including aerial platforms
capable of holding 26 tons
- Hydrants in the following locations;
       1. At the intersection of building E & F 
       2. outside entrance to building D 
       3. outside entrance to building B.
       4. Each of the rear service yards to individual buildings B D E F

The developer will be expected to meet the costs of supplying and installing the fire hydrants.

The current proposals will not have any significant impact on the historic environment and we do
not wish to make any recommendations for archaeological work. 

No comments received to date.

Because this development involves the construction of a mixed use development including a food
store, petrol filling station and play barn together with the inherent necessity for public access,
there is very limited capacity to incorporate measures that fall within the definition of Crime
Prevention Through Environmental Design (CPTED). Recommend the tenets of Designing Out
Crime are incorporated - most especially the creation of Defensible Space, Territoriality and the
denial of Permeability, of great importance when the premises are closed and at other vulnerable
times. Lighting, CCTV, parking areas, and all window and door openings should also be designed
to appropriate standards and provide security and discourage crime and anti-social behaviour.

Officers have screened this application and it falls below our current threshold for providing
detailed comment. This is because the proposal is for less than 250 dwellings or 5 ha in size and
is not within a surface water flow path as defined by Environment Agency
mapping.

NATIONAL PLANNING CASEWORK UNIT -  No Comments Received 

HISTORIC ENVIRONMENT OFFICER -  No Comments Received 

ECOLOGICAL AND BIODIVERSITY CONSULTANT -  No Comments Received 

SUFFOLK COUNTY COUNCIL HIGHWAYS -  No Comments Received 
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Letters of objection have been received from 5 local residents raising the following main points of
concern:

· Site should remain as use for industrial / employment purposes
· Traffic congestion 
· Queuing at level crossing
· Security Risk / Fear of Crime / Antisocial behaviour
· Drainage issues
· Plans show pedestrian access onto privately owned land adjacent Redbrick cottages
· Increased risk of flooding
· Light pollution
· Noise pollution / disturbance
· Air pollution
· Impact on privacy

Forest Heath District Council Councillor Bill Bishop;

Concerns regarding traffic, made worse by recent automation of the Railway Crossing Gates
which have broken down many times. 
Site already has three Companies operating HGVs
Recommends delaying any Planning Approval until after the Brandon Relief Road

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

2.0 Principle of development and Protection of Employment Land

2.1  National planning policy gives strong encouragement to sustainable economic development,
with paragraph 19 of the NPPF stating that planning 'should operate to encourage and not act as
an impediment to sustainable growth' and that 'significant weight should be placed on the need to
support economic growth through the planning system'.

2.2  The application site lies within an area designated as a General Employment Area where
policy DC6 applies. Policy DC6 states that sites identified as General Employment Areas on the
proposals map will be protected for employment use and proposals to accommodate new
employment development will be permitted on General Employment Areas.

2.3 The proposals in this case consist largely of town centre uses, consisting of 2787sqm of retail
floorspace with a cafe and 929 sqm for a 'play barn' consisting of class A1 and D2 retail and
leisure which would be considered 'Town Centre' uses. 

2.4 The proposed 1858sqm divisible business unit and 929sqm trade counter would be
considered employment uses and would not be considered to undermine the function of the wider
employment area in which they are proposed (provided B1(a) office uses are restricted to
incidental/ancillary use and the 'trade counter' uses were for sales on a 'trade only' basis).

 ASSESSMENT NOTES
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2.5  With regard to the proposed A1 and D2 uses Policy DC6 states that these will be permitted
on general employment areas where they are;

a. not a town centre use, unless the location is sequentially preferable and need has been
demonstrated; and

b. It will not undermine the function of the wider employment area.

In addition to the above the application site is not within a town centre and is not in a location
which is designated for town centre uses in an up to date local plan. In such circumstances
paragraph 24 of the NPPF must also be applied, which also requires the location of significant
new retail development to be considered on a sequential basis. 

2.6 Paragraph 22 of the NPPF states that planning policies should avoid the long term protection
of sites allocated for employment use where there is no reasonable prospect of a site being used
for that purpose and applications for alternative uses of land or buildings should be treated on
their merits having regard to market signals and the relative need for different land uses to
support sustainable local communities.

2.7 As such the proposed use of the site for retail and leisure purposes would only be acceptable
if it is determined to be sequentially preferable for such a use and the proposal should be treated
on its merits having regard to market signals and the relative need for different land uses.  

3.0 Impact on Town Centres / Local Centres

3.1 Paragraph 24 of the NPPF states that a sequential approach should be applied to main town
centre uses, this require applications for main town centre uses to be located in town centres,
then in edge of centre locations and only if suitable sites are not available should out of centre
sites be considered. In the case of this application the site is not located in a town centre and is
separated from Brandon town centre by a distance of approximately 800m. Given the lack of
linkages to Brandon the application site could not be considered an 'edge of centre' location.
Paragraph 24 goes on to state that when considering edge of centre and out of centre proposals,
preference should be given to accessible sites that are well connected to the town centre and
qualifies that on issues of format and scale both applicants and local planning authorities should
demonstrate flexibility.

3.2 It should be noted that there has been a considerable time lag between the application being
submitted and the present day which means that the applicants retail statements are based upon
information which is at best 2 years out of date and as such should be re - visited to take account
of the current position.  

3.3 In terms of the sequential test 9 alternative locations within Brandon are identified by the
applicant and all but 2 are discounted on the basis that they are too small. Of the remaining 2
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both are considered unsuitable on the basis that they are unavailable, being occupied by schools.

3.4 Sites in Lakenheath are also discounted due to permission being granted in 2012 for a new
Tesco store, however, Tesco formally announced in August 2015 that it was abandoning this
project which would mean that the site is now available as a sequential alternative and
furthermore, as confirmed by Forest Heath District Council, the site has an extant permission.
The logic for the applicants decision to discount Lakenheath as a possible location is thus not
considered valid.

3.5 In light of the above it is considered that the applicants have not demonstrated that a
sequentially preferable site is not available. 

3.6  In circumstances where a site is considered to be sequentially preferable the NPPF states
that an impact test is then required. Whilst the Council considers in this instance that the
applicants have not passed the sequential test it is of benefit to consider the likely impact of the
development if it were to go ahead.

3.7   The figures submitted in the applicants impact analysis indicate a 34.3% trade diversion for
convenience goods which would be focussed on the ALDI store in Brandon, together with a
14.3% trade diversion for small convenience shops in the town centre. This figure is now out of
date and does not take into account cumulative impacts together with other commitments, but a
34.3% trade diversion is considered to be a significant impact.

3.8 The impact on comparison goods shopping is predicted to be 8-9%. Again these figures are
now based on old information and would be partially offset by anticipated growth of expenditure
but the effect on comparison goods shopping would be likely to result in less linked shopping trips
to Brandon Town Centre which does not appear to be taken into account and an 8-9% trade
diversion is considered optimistic.

3.9 Whilst there would be benefits from the proposals including the creation of new jobs these
would not be considered to offset the harm caused by the development.

3.10 The proposals would thus be likely to have a significant impact on the vitality and viability of
Brandon Town Centre, which is not considered to be offset by any benefits of the proposal and is
considered contrary to Policy CP7, CP13 and Paragraphs 17, 24, 26, 27 of the NPPF.

4.0 Traffic & Highways 

4.1 Access to the application site would be gained via the existing access onto Mundford Road.  

4.2 Norfolk County Council Highways comment that there are fundamental issues which need to
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be resolved by the applicant in terms of the location of the development in an area poorly served
by public transport and pedestrian / cycle links. The development makes no attempt to encourage
cycling and walking to the facilities and no improvements are proposed along Mundford Road.
Highways comment that this is a principal route well used by heavy goods vehicles and the
footways are poor and in some places narrow. The existence of the railway line immediately north
of Brandon also serves as a significant barrier to connectivity with the town centre.

4.3 The out of town centre location of the development with lack of connectivity by sustainable
means to the town centre is considered unsuitable for a development of this nature and runs
contrary to guidance within paragraphs 34 and 35 of the NPPF which require the maximisation of
opportunities to use sustainable modes of travel for the movement of goods and people.

4.4 Norfolk County Council also raise concerns regarding the design and location of the access to
both the playbarn and servicing areas, stating that the service yards need to be accessed from an
appropriate junction form and tracking provided to show how the different types of vehicles can
access and egress the service yard. Further the access to the Playbarn, service yard and
additional parking are onto land outside of the red edge site area and there is no reassurance
that free and unencumbered access to these areas can be provided.  

4.5 For the reasons set out above the proposal would fail to encourage more sustainable modes
of travel and would not provide for a sustainable form of development and the submitted plans fail
to demonstrate that the site can be adequately accessed and serviced for the purposes of the
development proposed.

The proposed development would therefore be contrary to policy CP7 and CP13 of the adopted
Core Strategy DPD and paragraphs 17, 34 and 35 of the NPPF.

5.0 Amenity

5.1 The application site is located on the edge of an existing industrial estate with existing
industrial uses to both the north and east. The nearest residential dwellings are located to the
south of the site at Redbrick Cottages, the rear of which is indicated to be 22m to the south of
building B - the proposed supermarket. The final location of the buildings would be determined at
reserved matters stage but it would appear possible for the proposed buildings to be located an
adequate distance from the neighbouring properties so as not to cause undue loss of light or
outlook.

5.2 Whilst concerns are raised by neighbours in relation to noise and light pollution the Council's
Environmental Health Officer (EHO) raises no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details.
The EHO is happy with the proposed approach and methodology to the noise impact assessment
provided background noise surveys are undertaken at both Redbrick Cottages and Oak
Cottages. 
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5.3  Given the existing commercial use of the site and the lack of any technical objection it is not
considered reasonable to refuse the application on grounds of potential impact upon the
amenities of the neighbours. Subject to appropriate conditions the proposals would not be
considered materially detrimental to the amenities of the occupiers of nearby residential dwellings
and the proposals would be in accordance with Core Strategy Policy DC01.

6.0 Air Quality / Pollution and Contamination 

6.1 Concerns are raised from Forest Heath District Council regarding the potential for the
development to adversely impact upon air quality in Brandon. The Council's Environmental Health
Officer does not comment about air quality and the submitted Air Quality Technical Note states
that 'potential air quality impacts associated with operational phase road vehicle exhaust
emissions are predicted to be negligible' and that 'further assessment of air quality impacts was
not deemed necessary'. In the absence of any firm evidence to the contrary it is not considered
reasonable to resist the application based upon issues of air quality.

6.2 Regarding the potential for contaminated land the Council's Environmental Health Officer
highlights the risk of asbestos being present on site and comments that a site investigation and
risk assessment is required. These matters can be adequately covered by the suggested
conditions and informatives.

7.0 Ecological impacts

7.1  The application site lies within approximately 11.5m of the Breckland Special Protection Area
(SPA) which supports or is capable of supporting stone curlews and 120m from land which
supports or is capable of supporting woodlark and nightjar.
  

7.2 The site is also in close proximity to Breckland Forest SSSI, Breckland Farmland SSSI and
Weeting Heath SSSI. 

7.3 Whilst Natural England (NE) and the Council's Natural Environment Consultant state that no
additional information is required in respect of the Breckland Farmland SSSI or Weeting Heath
SSSI/NNR although it is considered unlikely to that the development would result in any impact
upon Stone Curlews. Natural England is, however, concerned regarding the proximity of the site
to and potential impact upon the Breckland Forest SSSI and SPA  together with the associated
populations of woodlark and nightjar.

7.4 It is noted that further surveys are required for several species and groups of species which
may be present and affected by the proposal including plants, invertebrates, reptiles, great
crested newts and bats. Whilst the application states that these matters can be established at
reserved matters stage these are issues of principle which must be determined prior to the grant
of any consent.
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7.6 There are a few trees on site which are acknowledged by the submitted  Arboricultural
Implications Assessment and most are shown to be retained. The Councils Natural Environment
consultant considers this to be a thorough and acceptable basis on which to proceed in these
matters.

7.7 It is clear that inadequate information has been submitted regarding the ecological
implications of the development and that Breckland Council as a competent authority are unable
to carry out an appropriate assessment as required under the Habitat Regulations. Further it has
not been demonstrated that the development would not have an adverse effect upon matters of
ecological interest including protected species and the nearby Breckland SPA with associated
woodlark and nightjar populations. The proposal is thus contrary to policies CP10 of the adopted
Core Strategy DPD and paragraph 118 of the NPPF.

8.0  Landscape and Heritage impact

8.1  Policies CP11 and DC01 seek respectively to protect rural landscapes for their intrinsic
beauty and to avoid harm to the amenities of local residents. Policy DC17 seeks to protect,
enhance and preserve Heritage Assets including sites of archaeological interest.

8.2 In the Council's Landscape Character Assessment, (2007), the site falls within the Brecks
Plantations landscape character area which is characterised, amongst other things, by extensive
plantation forestry with small isolated areas of heathy grassland and simple, large scale
landscape pattern, with homogeneous, geometric plantation blocks.

8.3 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.      
  

8.4 The application site is already in use for industrial purposes, and whilst the haulage yard and
crushing area have only temporary buildings present they are hardsurfaced and the presence of
lorries and other equipment has an urbanising influence. 

8.5 Whilst matters of scale are reserved from consideration the proposed buildings would be of a
significant scale, but would be viewed in the context of the immediately adjacent industrial
development to the north. Given the presence of dense blocks of planting to the north and east
the proposed buildings would not have significant wider landscape impacts given the restricted
nature of any views of the buildings. 

8.6 Historic England note that the site is located within a known prehistoric landscape which
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includes Pepper Hill bowl barrow approximately 650m to the north of the site, which is designated
as a scheduled ancient monument and is proximate to the site of Bromehill Priory. Whilst Historic
England identify that there is potential for archaeological evidence of medieval activity and land-
use the applicant has provided an assessment of the potential for direct physical impact from the
proposed development upon the historic environment within the site and Historic England has no
objection to the proposed development in principle. The Historic Environment Service (HES) have
reviewed the submitted report and conclude that the current proposals will not have any
significant impact on the historic environment. Therefore, it is not considered necessary to require
the carrying out of further archaeological investigations and work. 

8.7  In summary, it is therefore considered that the site is capable of accommodating a
development of the nature sought with little harm to the character and appearance of the
surrounding landscape or to designated or undesignated heritage assets. 
  

9.0 Drainage and Flood Risk 

9.1 With regards to drainage and flood risk implications the site is located within Flood Zone 1
and is therefore in an area at least risk of flooding from rivers or tidal flows and is unlikely to be at
risk from groundwater flooding, however, areas at significant risk from flooding are present to the
south and west of the site. 

9.2 Norfolk County Council as Lead Local Flood Authority have not commented as the site area
falls below the current threshold for providing detailed comment, however, the Environment
Agency (EA) state that the submitted Flood Risk Assessment (FRA) does not comply with the
requirements set out in paragraph 9 of the Technical Guide to the NPPF and as such does not
provide a suitable basis for assessment to be made of the flood risks arising from the proposed
development. In particular, the EA states that the submitted FRA fails to provide sufficient detail
on the proposed drainage scheme to demonstrate that a feasible scheme, based on sustainable
drainage techniques, can be implemented. The possibility of the proposed development
exacerbating flood risk off - site cannot therefore be ruled out.

9.3 The EA also note the site is located above a Principal Aquifer and is within 40m of a surface
water course. As a result the site is considered to be of high sensitivity and the proposed petrol
station presents potential pollutant linkages to controlled waters. Insufficient information is
provided as to how this potential source of pollution would be mitigated.

9.4 On the basis of the above the EA object to the proposals based on an inadequate Flood Risk
Assessment and due to insufficient information to demonstrate the risk of
pollution to controlled waters can be mitigated. 

9.5 The proposal is thus considered contrary to policy DC13 of the adopted Core Strategy DPD
and paragraph 103 and 109 of the NPPF.
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10.0 Other Matters

10.1 The Police Architectural Liaison Officer for Norfolk Constabulary recommends secure by
design accredited products for doors and windows and makes further recommendations
regarding lighting, car parks and CCTV. These matters of detail would be relevant for any
reserved matters application as opposed to the current outline application.

10.2 Norfolk Fire and Rescue request conditions to require the food store to be sprinklered and
make further requests regarding the access road and the location of fire hydrants. Internal fire
fighting arrangements such as provision of sprinklers would be covered under the building
regulations and matters such as the provision of fire hydrants could be secured by condition or at
reserved matters stage.
  

11.0 Conclusion

11.1 The applicant has failed to demonstrate that sequentially preferable locations for the
development are not available, furthermore the proposed retail development by way of its scale
and location outside of Brandon Town Centre, would draw significant levels of trade and as a
result cause significant harm to the vitality and viability of Brandon Town Centre. 

11.2 The proposed development by virtue of lack of connectivity to the centre of Brandon would
fail to encourage more sustainable modes of travel and would not provide for a sustainable form
of development, furthermore the submitted plans fail to demonstrate that the site can be
adequately accessed and serviced for the purposes of the development proposed.

11.3 Insufficient information has been submitted to allow a full assessment of the implications of
the development on the ecology and wildlife within and around the site and the ecological and
nature conservation value of the surrounding European Protected Sites. Additionally inadequate
information has been submitted to allow a full and proper assessment of the flood risk and the
risk of pollution of controlled waters arising from the proposed development.

11.4 As a result it is not possible to determine that the proposed development would not have a
significant adverse impact on protected species and protected sites or that the proposal would
conserve and enhance biodiversity. In terms of flood risk and the risk of pollution to controlled
waters it is not possible to determine whether or not the proposed development would be
satisfactorily safeguarded from the flooding, whether it would increase the risk of flooding
elsewhere or whether it would present a greater risk of pollution of controlled waters including
surface and groundwater.

11.5 The harm caused by the proposals would significantly outweigh any benefits accrued and in
light of the concerns above it is considered that the proposed development would therefore be
contrary to policy CP7 and CP13 of the adopted Core Strategy DPD and paragraphs 17, 24, 26,
27, 34 and 35 of the NPPF.
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Refusal of Outline Planning Permission

9900
9900
AN87
2009

Retail impact, and lack of connectivity to Brandon
Insufficient information with respect to ecology ad drainage
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

12.0  Recommendation

It is therefore recommended that the application be refused for the following reasons:

1. The applicant has failed to demonstrate that sequentially preferable locations for the
development are not available, furthermore the proposed retail development by way of its scale
and location outside of Brandon Town Centre, would draw significant levels of trade and as a
result cause significant harm to the vitality and viability of Brandon Town Centre. Furthermore the
harm caused would demonstrably outweigh the benefits of the proposed development. 

Furthermore the proposed development by virtue of lack of connectivity to the centre of Brandon
would fail to encourage more sustainable modes of travel and would not provide for a sustainable
form of development furthermore the submitted plans fail to demonstrate that the site can be
adequately accessed and serviced for the purposes of the development proposed.

The harm caused by the proposals would significantly outweigh any benefits accrued and the
proposed development would therefore be contrary to policies CP7 and CP13 of the adopted
Core Strategy DPD and paragraphs 17, 24, 26, 27, 34 and 35 of the NPPF.

2. Insufficient information has been submitted to allow a full assessment of the implications of the
development on;

A) The ecology and wildlife within and around the site and the ecological and nature conservation
value of the surrounding European Protected Sites.

B) Flood risk and the risk of pollution of controlled waters

As a result it is not possible to determine that the proposed development would not have a
significant adverse impact on protected species and protected sites and that the proposal would
conserve and enhance biodiversity. In terms of flood risk and the risk of pollution to controlled
waters it is not possible to determine whether or not the proposed development would be
satisfactorily safeguarded from the flooding, whether it would increase the risk of flooding
elsewhere or whether it would present a greater risk of pollution of controlled waters including
surface and groundwater.

The proposal is thus contrary to policies CP10 and DC13 of the adopted Core Strategy DPD and
paragraphs 103, 109 and 118 of the NPPF.
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ICKBURGH
Manor Farm
Ashburton Road

Mr & Mrs  Long
c/o 11 Charing Cross Norwich

Anglia Design LLP
11 Charing Cross Norwich

Erection of 6 dwellings in 2 separate blocks with associated parking and amenity
areas

Full

3PL/2015/0472/F

N

Adjacent Grade 2

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 and Policy Position     
Character and impact on surrounding area and landscape       
Heritage assets
Highway safety and traffic implications    
Amenity      
Ecology    
Other material considerations  
Conclusion  
Recommendation

 KEY ISSUES

The application seeks full planning permission for the demolition of the existing buildings and the
erection of 6 dwellings, with associated access, parking and landscaping. The proposed dwellings
would be laid out in two parallel blocks, with a separate 6 bay cart lodge set around a shared soft
and hard landscaped courtyard area. Each dwelling would have 3 bedrooms, private rear garden
and access to 3 parking spaces with a further 9 visitor parking spaces. The proposals would be
accessed via an existing access between no 50 Ashburton Road to the east and Manor Farm to
the west.

The application site comprises a former poultry factory site at Manor Farm, Ickburgh, located to
the south side of Ashburton Road. The site is located outside the settlement boundary of Ickburgh

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Hobson

No Allocation

This application is being referred to Planning Committee as it is located outside the settlement
boundary and contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

which runs immediately to the north of the site along Ashburton Road. The site is adjacent to
dwellings to the east and west either side of the access to the site with two storey dwellings
located to the north side of Ashburton Road. The adjacent farmhouse at Manor Farm to the
northeast is a grade II listed building. The site borders open arable fields to the south, east and
west. The site is largely level and open with two buildings located along the eastern boundary,
areas of hardstanding with piles of detritus and material across the site and areas if self seeded
vegetation.

3PL/1995/1227/F - Siting and use of temporary cold storage units for a maximum period of two
years -Refused

3PL/2004/0464O - Erection of residential development - Withdrawn.

3PL/2004/0896/O - Erection of residential development - Withdrawn.

3PL/2013/0750/F - Proposed barn conversion to create two residential dwellings with garage
parking spaces- Permitted.

3PL/2014/0394/F - MMA to 3PL/2012/0750/F in respect of changes to the layout of the two
proposed dwellings - Permitted.

 RELEVANT SITE HISTORY

Policy SS1 Spatial Strategy  
Policy CP01 Housing  
Policy CP04 Infrastructure  
Policy CP05 Developer Obligations
Policy CP06 Green Infrastructure  
Policy CP10 Natural Environment  
Policy CP11 Protection and Enhancement of the Landscape  
Policy CP13 Accessibility  
Policy DC01 Protection of Amenity  
Policy DC02 Principles of New Housing  
Policy DC04 Affordable Housing Provision  
Policy DC11 Open Space  
Policy DC12 Trees and Landscape  
Policy DC13 Flood Risk  
Policy DC16 Design  
Policy DC17 Historic Environment

 POLICY CONSIDERATIONS
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 and National Planning Policy Guidance have also been
taken into account, where appropriate 

No

 EIA REQUIRED
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Policy DC19 Parking Provision  

National Planning Policy Framework (NPPF)  

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109
203 - 206 & 215.  

NPPG National Planning Practice Guidance  

Sections 66 and 72 of the Planning, (Listed Building and Conservation Areas), Act 1990.

LYNFORD P C    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NATURAL ENGLAND    

No comments received to date.

On the basis that this is a previously developed site with the potential for traffic generation I
would not wish to restrict the grant of permission but would require conditions to be imposed to
secure the widening of the first 10 metres of the site access, and provision of the parking and
turning areas.

Internationally and nationally designated sites 

The application site is in close proximity to Breckland Special Protection Area (SPA) which is a
European designated site (also commonly referred to as a Natura 2000 site), and therefore has
the potential to affect its interest features. The application site is also in close proximity to
Breckland Forest Site of Special Scientific Interest (SSSI), a component SSSI of Breckland SPA.

Following review of the Ecology Report it is clear that it is intended to include an Environmental
Construction Management Plan and therefore we are satisfied that our concerns regarding
effects during the construction stage have been taken into account, providing appropriate
mitigation is included within this document to protect the interest features of Breckland Forest

 CONSULTATIONS

ICKBURGH P C -   
Object for the following reasons:
- Out of keeping with the village.
- Increase in traffic along a narrow lane.
- Access and egress is hidden and does not provide sufficient visibility.
- Site is likely to be contaminated as a result of previous use
- Vehicles entering and leaving the site would cause nuisance to adjacent and facing dwellings
particularly at night time.
- Nearby schools have no capacity.

In terms of open space, and outdoor space for childrens play and sport required by policy DC4,
no scheme has been put forward by the Parish Council and therefore due to pooling restrictions it
is not possible to secure such contributions. With regard to affordable housing provision, following
recent changes at a national level to raise the threshold for securing affordable housing, a
scheme of this size is no longer required to provide for affordable housing.

 CIL / OBLIGATIONS
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ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

HISTORIC BUILDINGS CONSULTANT    

HISTORIC ENVIRONMENT OFFICER    

HOUSING ENABLING OFFICER    

SSSI. We recommend that the CEMP is secured by planning condition.

Protected Species

The LPA should apply our Standing Advice with regards to impacts on Protected Species.

Further bat emergence/return to roost surveys should be carried out in order to provide
confidence in the assessment that no bats are using this building to roost in. If bats are in fact
only using the buildings as sheltered foraging habitat, mitigation should be agreed with the
applicant which includes compensatory sheltered foraging habitat. Ecology report should ensure
the cumulative impacts of developments in the area are assessed and avoided or mitigated if any
impacts are subsequently identified. 

It is also advised that the proposals for the CEMP detailed in the Mitigation section of the ecology
report such as the 3m buffer strip on the agricultural fields adjacent from the works are included
by the applicant in the site layout plan for approval. 

An Ecological Management Plan or CEMP should be applied as a condition if the application is
approved.

Officer Note: The necessary surveys have been undertaken and report and recommendation is
awaited.

Please can discrepancies in AIA report be clarified.  A tree protection plan will be required.

Officer note: An amended AIA report correcting the discrepancies has been submitted, and
comments are awaited from the Tree Consultant.

· The site currently contains a number of dilapidated buildings
· The previous use has been described as a large commercial venture established
over 45 years ago to provide ducklings to the Chinese catering trade.
· Old cart sheds and piggery stables were demolished in the late 1980s
Due to the nature and scale of the activities carried out on site, it is considered that an intrusive
site investigation followed by remediation and validation, if necessary, should be undertaken in
order to meet the requirements of the condition recommended at the time.

No objection, the amended proposal accords with recent discussion's with the applicants agent.

No objections subject to condition.

Breckland's adopted policy DC4 requires a contribution of 40% onsite delivery on sites of 5 or
more dwellings.  With 6 dwellings, this site is required to make this contribution.
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Letters were sent to neighbouring properties, and notice were displayed at the site and within the
local press. The Council has received 1 objection to the proposal raising the following matters:
- Inadequate electric supply.
- Existing flooding issues along Ashburton Road.
- Ashburton Road is a small lane with high levels of traffic including lorries, tractors.

 REPRESENTATIONS

1.0 This application is referred to Committee being contrary to the development plan.  

2.0 Principle of development

2.1 The application site is located outside of the Settlement Boundary of Ickburgh 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 DC2 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
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.

2.2 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

2.3 Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required. In terms of the economic and social criteria, the proposal would provide 6 new
dwellings and would therefore make a positive, albeit small contribution to the housing supply
shortfall. The proposal would provide some 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 two family sized dwellings. 

2.4 Ickburgh is defined as a rural settlement through policy SS1 of the adopted Core Strategy
and Development Control Policies DPD. It is clear that the lack of service provision in the

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

settlement of Ickburgh is such that future residents would be largely dependant on higher order
settlements for almost all shopping, employment, education and leisure purposes.   The site is
approximately 4 miles from Swaffham and 2 miles from Brandon.  The nearest service centre
village would be Mundford, approximately 1 mile away which offers some services including a
post office, shop, primary school village hall, church, and playing fields.  Consequently, the
proposal would conflict with the objectives in the NPPF which seek to minimise the need to travel.

2.5 The proposal seeks to provide 6 dwellings on the brownfield site which albeit outside the
settlement boundary abuts the boundary to the north which runs along Ashburton Road and
would sit contiguous with residential development to the north, east and west. The proposal would
therefore not result in isolated development in the countryside. 

2.6 Furthermore, it is also noted that the NPPF recognises that opportunities to maximise
sustainable transport solutions will vary from urban to rural areas. In addition, that Ickburgh is
located within close proximity to Mundford which is identified as a Service Centre Village within
the Core Strategy and where there are education, retail, recreation services and facilities
available. It is also noted that Ickburgh and Mundford are linked by a continuous footpath along
Swaffham Road (A1065) along which there is a bus route with bus stops within walking distance
of the site. Therefore, in line with paragraph 55 of the NPPF the proposed dwellings in Ickburgh
would help support the services in nearby Mundford.

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

2.8 With regard to availability and deliverability, 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. 

2.9  It is concluded that through providing six family sized homes 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 at Ickburgh and Mundford. Nevertheless, there would
be some harm caused to the social and environmental arm of sustainable development by way of
the proposals reliance on the motor-vehicle. With respect to the other social, economic and
environmental aspects of sustainable development further discussion of the environmental
implications and the effects of the proposals are considered in detail below. 

3.0 Character and impact on surrounding area and landscape  

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

3.2  The proposed development would utilise a brownfield site and through the removal of
existing buildings at the site, and piles of material and detritus assist in improving the appearance
of the site. The proposals would introduce additional built form beyond the southern edge of the
settlement, and as a result there would be some localised harm caused to the openness of the
site. However, the extent of the built footprint of the site would not extend significantly beyond the
existing buildings at the site and as a result it is not considered that the proposals would encroach
significantly into the open countryside. It is also noted that the additional buildings would be sited
behind the existing farmhouse and converted barn at Manor Farm and as a result the proposed
buildings would not be overly prominent from Ashburton Road.

3.3  The design and appearance of the scheme has been amended to provide for buildings of
more simple and agricultural design including timber cladding, larger and vertically proportioned
openings. As a result the proposals provide a more sympathetic relationship to the adjacent listed
farmhouse to the northeast. 

3.4 Having regard to the above, it is considered that the proposal would provide for scale, layout
and design of development that would not be discordant with the surrounding rural context, and
would not cause significant harm to the wider landscape character of the area.  The application
proposal would not conflict therefore with Core Strategy Policies CP11, DC02 or DC16, nor with
the guidance in paragraphs 58 and 109 of the NPPF.    

4.0 Impact on heritage assets

4.1  With regard to the planning application, Section 66(1) of the Planning, (Listed Building and
Conservation Areas), Act 1990 states that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning authority shall have
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.  Section 72 of the above act similarly requires
that LPA's pay special attention to the desirability of preserving or enhancing the character or
appearance of any conservation area where relevant.  Furthermore, the Court of Appeal has held
that decision makers should give considerable importance and weight to the desirability of
preserving the setting of listed buildings when carrying out the balancing exercise.    

4.2  Paragraphs 132 and 133 of the NPPF identifies that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation. The more important the asset, the greater the weight should
be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting.  As heritage assets are irreplaceable, any harm or loss should
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require clear and convincing justification.   

4.3    The design and appearance of the proposed dwellings have been amended to provide for a
more simpler and rural form of development to mimic and reflect the previous agricultural use of
the site and the agricultural character of the adjacent grade II listed farmhouse to the northeast.
The proposed buildings would not encroach nearer to the listed farmhouse than the existing
buildings and have been designed to form and mimic a collection of agricultural barns. These
amendments have been made following discussions with the Council's Historic Building
Consultant who has subsequently raised no objections to the proposed development.

4.4   Having regard to the above, it is considered that the proposed development would not result
in any significant harm to the character, appearance and significance of the adjacent and nearby
heritage assets, in accordance with the NPPF and the tests set out in the Planning Listed Building
and Conservation Areas Act 1990.    

5.0 Highway Safety and Traffic Implications  

5.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment.  Planning
decisions should take account of whether:  

-  the opportunities for sustainable transport modes have been taken up 
   depending on the nature and location of the site, to reduce the need 
   for major transport infrastructure;   
-  safe and suitable access to the site can be achieved for all people; 
   and   
-  Development should only be prevented or refused on transport grounds 
   where the residual cumulative impacts of development are severe.   

5.2  Whilst it is noted that the proposed development would generate additional vehicular traffic
on the local highway network and additional vehicular movements along Ashburton Road, it is not
considered that given the number of dwellings proposed this would be sufficient to cause any
significant detriment to the safety and operation of the surrounding highway network.  The
scheme would provide sufficient on site parking for the proposed dwellings, including visitor
parking in order to avoid parking along Ashburton Road.

5.3 The Highways Authority have reviewed the proposals including the site access and have
raised no objections subject to conditions. Having regard to the above, it is considered that the
proposed development of six dwellings at the site would include a safe access and egress and
would not result in significant adverse impact on the safety and function of the surrounding
highway network.  As a result the proposals would accord with policy CP04 of the Core Strategy
and the policies within the NPPF.  
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6.0 Amenity considerations

6.1   The objections raised by the Parish Council and residents opposite the site access with
respect to disturbance by vehicle lights are noted. However, it is noted that the lawful use of the
site for agricultural purposes and its historic use for poultry farming would have required regular
vehicular movements to and from the site throughout the week and weekend and are likely to
involve large vehicles including tractors and lorries. Overall, given the number of dwellings
proposed it is not considered that the resulting disturbance would cause an unacceptable impact
on the living conditions and amenity of the adjacent residents.   

6.2   Additional traffic movements would result in some additional disturbance to existing
residents on the approach roads to the application site along Norwich Road.  However, given the
existing situation and the likely volume, speed and distribution of such traffic, it is not considered
that such disturbance would cause significant harm to the amenity of nearby residents.  

6.3  It is considered that the proposals would provide for an acceptable form of residential
environment providing for adequate private amenity space and levels of outlook and daylight for
each dwelling and its future occupants.  
 
6.4 Therefore, it is considered that the proposal would not result in unacceptable effects on the
amenities of local residents.  Consequently the proposal would not conflict with Core Strategy
Policy DC01 or with the guidance set out in paragraph 17 of the NPPF.   

7.0 Ecology and Arboricultural Implications

7.1  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.   

7.2   With regards to implications on protected sites the site is located approximately 270 metres
from the Breckland Forest SSSI and is within 1500 metres of the Breckland SPA. In response to
comments from the Council's Ecologist and Natural England the applicants have submitted
additional ecological information which has assessed the impacts on the SPA. This concludes
that there would be no significant ecological impacts and subject to mitigation measures being
implemented any effects would be negligible. Natural England have subsequently raised no
objections to the proposed development subject to securing a construction environmental
management plan (CEMP).

7.3 With regards to protected species and local flora and fauna, the application site comprises a
brownfield site including former duck processing buildings, areas of hardstanding and vegetation.
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The Council's Ecologist has recommended that further bat surveys be undertaken and has
recommended that a construction ecological management plan be secured by condition.  Whilst
the results of further bat surveys are awaited which will be reported at Committee, subject to the
results of these surveys being submitted, and conditions securing approval and implementation of
mitigation measures set out in the report, and approval of a CEMP it is considered that there
would be no significant adverse impacts individually or cumulatively on the SPA. 

7.4  The proposed development would result in the loss of 5 trees, including three category C
trees and two category B trees. In order to mitigate for this loss the application includes the
provision of replacement tree planting located along the boundaries of the site, and within the
central shared courtyard area. In order to secure the approval and implementation of sufficient
replacement tree planting comprising appropriate native species a condition has been
recommended requiring these details to be approved prior to commencement of development.
Similarly in order to ensure the necessary tree protection measures are implemented as set out in
the submitted Arboricultural Impact Assessment and Method Statement, a condition has been
recommended requiring the implementation of the approved method statement and tree
protection measures. 

7.5 In conclusion, it is considered that there are no overriding constraints to the development of
the site in terms of ecology and nature conservation interests and that subject to the submission
and approval of mitigation and enhancement measures within the subsequent reserved matters
application, the proposed development would accord with the objectives of the NPPF and Core
Strategy policy CP10.   

8.0 Other material considerations

8.1 Land contamination

Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure that:  

-  the site is suitable for its new use taking account of ground 
   conditions and land instability, including from natural hazards or 
   former activities such as mining, pollution arising from previous uses 
   and any proposals for mitigation including land remediation or impacts 
   on the natural environment arising from that remediation;   
-  after remediation, as a minimum, land should not be capable of being 
   determined as contaminated land under Part IIA of the Environmental 
   Protection Act 1990; and   
-  adequate site investigation information, prepared by a competent 
   person, is presented.   

8.2  The application has been supported by a desk top study which concludes that the overall risk
from contamination is low. The Council's Contaminated Land Officer is satisfied that any
contamination and ground condition issues which may exist on the site can be adequately
identified and addressed by the imposition of a condition requiring the submission and approval of
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Planning Permission RECOMMENDATION

an intrusive investigation report and where necessary the implementation of any appropriate
remediation measures required before development takes place. Therefore, subject to a condition
securing further intrusive investigation and if necessary subsequent implementation of a scheme
of remediation works, it is considered that the proposed site would be suitable for the proposed
residential development and the guidance contained within the NPPF would be met.  

Archaeological interests  

8.4  The Historic Environment Service note that there have been roman and medieval artefacts
found within the surrounding area and that site has unknown potential for archaeological interests
to be present and their significance maybe affected by the proposed development.  In
accordance with the advice of the Historic Environment Service a condition has been
recommended to secure a written scheme of archaeological evaluation to be submitted prior to
the commencement of development. Subject to this condition it is considered that sufficient
information and if necessary any mitigation would be secured at the reserved matters application
and detailed design stage.   

9.0 Conclusions 

9.1 Given the current position with respect in that the Council cannot demonstrate a 5 year supply
of housing land, little weight can be attributed to policies which seek to restrict residential
development outside of settlement boundaries and application should be considered in the
context of the presumption in favour of sustainable development, as set out in the NPPF. 

9.2 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.

9.3 In this instance, the proposed dwellings would utilise a brownfield site adjoining the settlement
boundary of Ickburgh. Whilst there would be some limited harm caused due to the reliance on the
private motor-vehicle and to the openness of the site from the additional built form, these would
not outweigh the benefits derived from the scheme. These benefits being the important
contribution the scheme would make towards housing supply; the support to the vitality of the
surrounding rural community, the economic benefits from the construction and future household
spend within the local area from 6 new dwellings; and the improvement to the appearance of the
site and its immediate vicinity. 

9.4 In summary, the proposed development would be acceptable because the adverse effects of
the proposal would not significantly and demonstrably outweigh its benefits; and that overall
subject to conditions the development would constitute sustainable development. 

9.5 In accordance with paragraph 14 of the NPPF the application is recommended for approval
subject to condition.
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SWAFFHAM
Norwich Road

MLN (Land and Properties) Ltd
C/O Agent 

Knights
The Brampton Newcastle-under-Lyme

Outline planning application for the erection of up to 185 dwellings (including
details of access)

Outline
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Adjacent Grade 2
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of Development and Policy Position    
Character and impact on surrounding area and landscape    
Impact on heritage assets    
Highway safety and traffic implications    
Amenity    
Flood risk and drainage   
Ecology   
Other material considerations   
Conclusion   
Recommendation

 KEY ISSUES

This application seeks outline planning permission for the erection of up to 185 dwellings,
provision of access, parking public open space and associated infrastructure.  The application is
submitted in outline with all matters other than access reserved for consideration at a later date
and therefore the matters comprising scale, layout, external appearance and landscaping will be
the subject of future detailed reserved matters applications.  Permission is sought for a single
vehicular access from Norwich Road, with a further pedestrian, cycle and emergency access on
to Norwich Road proposed in the north-eastern corner of the site.  

This outline planning application as submitted seeks to establish the general principles of
development and the apportionment of dwellings on the site.  A framework masterplan / land
usage plan has been submitted with the application indicates the following:  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

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

 REASON FOR COMMITTEE CONSIDERATION
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-  Residential Development of the site, comprising a total of up to 185 
   dwellings of which 40% (74 dwellings) would be affordable  
-  A developable area of 7.1 ha with a development density of 26 
   dwellings per hectare across the whole site.   
-  2.2 hectares of Public Open Space and a Local Equipped Areas of Play, (LEAP).  .     
-  A mix of 1, 2, 3, 4 and 5 bedroom dwellings, including 
   single storey, two storey detached, semi-detached and terraced dwellings.   
-  Provision of a landscaped buffer zone to the southeast boundary and replacement landscaping
and hedgerow planting to the Norwich Road frontage. 

The proposed parameters masterplan has been amended to provide a greater open landscaped
buffer along the south eastern edge of the site adjacent to Wood Farm. The application has been
submitted with a number of accompanying documents, including, a Planning statement, Flood
Risk Assessment and Preliminary Drainage Strategy, Design & Access Statement, Landscape
and Visual Appraisal, Built Heritage Statement, Phase 1 Ecology Survey and report,  Transport
Assessment, Framework Residential Travel Plan, Archaeological and Geophysical Report,
Agricultural Land Classification Report.

The application site is approximately 7.1 hectares in size comprising of open agricultural land
located on the south-eastern edge of Swaffham.  Norwich Road bounds the site to the north with
a collection of dwellings and the extensive grounds of the Grade II listed Manor House located
further beyond Norwich Road further to the northeast and northwest.  Open fields are located
immediately to the east and to the southeast of the site with a small number of dwellings and
residential care home further along Norwich Road to the east.  The residential dwellings and
complex at the grade II listed Wood Farm bound the site to the south and southeast.  A
residential area comprising of single storey dwellings at Hillside borders the site to the southwest,
and two storey dwellings at Captains Close bordering the site to the northwest.  A public footpath
runs roughly north to south through the centre of the site.  The site is set behind mature trees and
hedgerows runs along the northern boundary of the site with the land levels sloping downwards
generally from the north and eastern parts of the site to the south towards Wood Farm.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

Policy SS1 Spatial Strategy  
Policy CP01 Housing  

 POLICY CONSIDERATIONS
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 and National Planning Policy Guidance have also been
taken into account, where appropriate 

No.

 EIA REQUIRED
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Policy CP04 Infrastructure  
Policy CP05 Developer Obligations  
Policy CP06 Green Infrastructure  
Policy CP10 Natural Environment  
Policy CP11 Protection and Enhancement of the Landscape  
Policy CP13 Accessibility  
Policy DC01 Protection of Amenity  
Policy DC02 Principles of New Housing   
Policy DC04 Affordable Housing Provision  
Policy DC11 Open Space  
Policy DC12 Trees and Landscape  
Policy DC13 Flood Risk  
Policy DC16 Design  
Policy DC17 Historic Environment  
Policy DC19 Parking Provision    

National Planning Policy Framework (NPPF)  

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109
203 - 206 & 215.   

NPPG National Planning Practice Guidance   

Sections 66 and 72 of the Planning, (Listed Building and Conservation Areas), Act 1990.

 CONSULTATIONS

SWAFFHAM TOWN COUNCIL -   
Object for the following reasons: 
 
-  The development was unsustainable economically, particularly there is  insufficient
infrastructure to support the development. 
-  The development would affect the rural and historical character of the Town and have a
detrimental effect on the visual amenity of a gateway to the Town. 
-  The development would have a detrimental effect on the future health and well being of
residents. 
-  Breckland Council are urged to press the statutory consultees to respond to the specific
concerns expressed and noted at the Town Council meeting on 20 August (attended by those
responsible for drainage matters), in respect of the relevant two planning applications regarding
existing and potential further foul and surface water drainage issues.  
-  The geographical nature of the land makes it unsuitable for development and would further
exacerbate existing drainage problems. 
-   The increase in the volume of traffic would increase the risk of accidents to pedestrians,
existing footpaths are inadequate for current use and already cause concern. Further
development would bring more traffic and pedestrians to the area. In particular concern was

A Section 106 Agreement would be necessary to secure the provision of on site affordable
housing; the provision and on going maintenance of public open space and recreation facilities;
financial contributions towards education facilities and library services; the extension of local bus
service; a residential travel plan, and to provide mitigation measures towards green infrastructure.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

The site is located on the outskirts of Swaffham in a relatively remote location. The
applicant has recognised this fact and is proposing transport measures to link the site
with all the facilities that are available in Swaffham. A continuous footway/cycleway with a
crossing of Norwich Road will be provided to link to Captains Close and the footways to
the town centre.
The site is not currently well served by bus services. To serve the site adequately the
Swaffham Town service (of which the Number 12 is a part) should be diverted along
Norwich Road and into the development to create good public transport access to the
Town Centre, Tesco, Waitrose and beyond. The applicant has agreed funding of £168K -
for the bus service diversion which will sustain the town service at hourly for the peak
hours and two hourly for the off peak hours for up to 5 years. The precise details of the
service and funding requirements will be detailed in the S106.
The development will require a Travel Plan which will be secured by condition as
suggested below. A Travel Plan performance bond of £65,000 will also be required.
Both the bus contribution and Travel Plan performance bond will need to be secured by a
S106 Agreement before any permission is granted.
In the light of the above, the Highway Authority recommends no objection subject to the
above mention S106 being completed conditions.

We consider that planning permission could be granted to the proposed development as
submitted if a planning condition is attached to secure a surface water drainage scheme.

The water environment is potentially vulnerable and there is an increased potential for pollution
from inappropriately located and/or designed infiltration Sustainable Drainage Systems (SuDS).

We consider any infiltration Sustainable Drainage System (SuDS) greater than 2.0 m below
ground level to be a deep system and are generally not acceptable. All infiltration SuDS require a
minimum of 1.2 m clearance between the base of infiltration SuDS and peak seasonal
groundwater levels. All need to meet the criteria in our Groundwater Protection: Principles and
Practice (GP3) position statements G1 to G13. In addition, they must not be constructed in
ground affected by contamination.

Contamination   
The site is located above a Principal Aquifer. However, we do not consider this proposal to be
High Risk.

It is proposed the foul flows from the site to the south of Norwich Road would connect into a
450mm diameter sewer (totally separate from the 300/380mm sewer referred to above) that has
capacity to accept the flows without causing detriment.   

expressed regarding the lack of footpath around the North Pickenham Rd Junction. 
 
The following conditions were agreed by the Council in the event that planning permission was
granted by Breckland Council. 
 
-  The 30mph speed limit should be extended further out along Norwich road. 
-  Improvements in footpaths along both sides of Norwich Rd, into North Pickenham Rd and
Whitecross Rd
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HISTORIC ENVIRONMENT OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

PUBLIC RIGHTS OF WAY OFFICER    

LAWSON PLANNING PARTNERSHIP LTD    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

The cumulative impact of the flows from both the sites off Norwich Road has  been assessed
from site to the Water Recycling Centre and Anglian Water are satisfied it is capable of accepting
the flows without detriment to the system or existing customers served by it. 

No objections subject to conditions.

Artefacts including a Roman brooch and coins, early Anglo-Saxon brooches, and Middle Saxon
to medieval pottery, coins and dress fittings have all previously been recorded from the proposed
development site. An archaeological geophysical survey of the proposed development site has
been submitted with the planning application. However, the geophysical survey has not identified
all of the historic landscape features at the site known from historic maps (in particular a late
eighteenth century map shows a road running west-east through the site of which there is no
clear trace on the survey results). Consequently there is potential that previously unidentified
heritage assets with archaeological interest (buried archaeological remains) will be present at the
site and that their significance would be affected by the proposed development. 

 
Based on the results of the geophysical survey, we advised that the results of a programme of
archaeological trial trenching were submitted with the planning application in accordance with
National Planning Policy Framework para. 128 so that the presence, date, form, extent and
significance of any heritage assets with archaeological interest at the site can be established. We
therefore request that the results of a programme of archaeological trial trenching are submitted
for consideration prior to the determination of the application so that a fully informed planning
recommendation can be made. Norfolk Historic Environment Service will provide a brief for the
archaeological work on request.

We appreciate that this is not a final detailed design, but would seek a clearer plan for how the
southern section of the footpath that lies within the development site is to be routed, so as not to
be squashed in between houses.

No objections.

No objection in principle but would point out that the proposal would require the diversion of Fp45
under the Town and Country Planning Act 1990 by the planning authority in order for the
development to take place. Given the amount of open space proposed in the development it
would appear that the space could have been designed around the footpath without the need to
divert it in the first place. I would expect that the potential increased usage of this route as an
access to and from the site will require the surface to be upgraded to adoptable footway
standard.

NHS England would not wish to raise an objection to these proposed developments.

Future applications in the area will be considered as and when they arise.
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FLOOD & WATER MANAGEMENT TEAM    

HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

Education:
Swaffham Infant School and Swaffham Junior Schools have accommodation within their existing
buildings that could be used as classbases and a desktop exercise indicates the infant school
could rise to 3FE, 270 places and the junior school almost to 3FE at 330 places (just one class
short of a 3FE school) but would need capital work to convert existing accommodation to
classbases. 
With the permitted sites the junior school is now deemed full, and Norfolk County Council would
therefore seek contributions for this development for the junior school (i.e. based on 185 multi-
bed dwellings this would give rise to contributions being sought equating to £562,215). This
would be used contribute to a new classroom to increase capacity of school (Project A).

Library:
A development of 185 dwellings would place increased pressure on the existing library service
particularly in relation to library stock, such as books and information technology. Contribution of
£11,100 would be spent on IT infrastructure and equipment at Swaffham Library (project A). 

Fire service:
Norfolk Fire Services have indicated that the proposed development will require 1 hydrant per 50
dwellings (on a minimum 90-mm main) for the residential development at a cost of £812 per
hydrant. 

Green Infrastructure:
The south-east boundary of the site would benefit from landscaping/boundary improvements in
order to enhance landscape connectivity and local Green Infrastructure Provision along this axis.
The indicative masterplan currently shows this area as greenspace with tree planting which would
provide valuable GI benefit.
 
The route and surface treatment of Swaffham FP45 will need to be considered within the internal
design of the site, and may wish to be incorporated into open space provision with landscaping.
There are a number of PRoW which extend to the north, east and south in this general area and
it would be advantageous that perpendicular connections between them be made to create easily
accessible shorter distance circular walks from the proposed development. This provision would
enhance local sustainable recreation and Green Infrastructure. Signage requirements for FP45
will need to be agreed with Norfolk County Council PRoW Officers.
 

No objections subject to conditions.

Whilst I can confirm that I have no objection to the proposed development in terms of principle, I
would suggest that the proposed layout could be adjusted slightly to afford improved setting to
Wood Farm. Whilst it is acknowledged that the setting to the south west has been altered as a
result of C20th development along the North Pickenham Road, additional development here may
compound existing setting issues. In addition, and as recognised by Historic England, the
importance of the setting of Wood Farm could be given additional weight due to its access via a
public right of way.

The supplied landscape and visual appraisal mentions existing trees and hedgerows. In order to
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HOUSING ENABLING OFFICER    

ASSET MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

assess the potential impact it will be necessary to provide a Tree Survey in accordance with
BS5837:2012.  This should include all trees on site as well as those on adjacent land which could
potentially be implicated.  Areas of any proposed additional footpaths, cyclepaths and visibility
splays should also be included.

The proposed development falls under the provisions of DC4, which require 40% of all housing
provided to be affordable.  The proposed 74 affordable dwellings appear to meet this
requirement, and the size/type of homes is in accordance with that suggested by this section.

The Design & Access statement refers to a large area of public open space in the heart of the
development. The S106 Agreement should provide an opportunity for the Council to decline to
take on the open space if it chooses and for the developer to make other arrangements for the
management of the land, such as through the Town Council or a management company. If it is
intended to offer the open space to Breckland, Asset Management would wish to be consulted on
the details of the proposed open spaces   BDC will usually consider adopting only large areas of
low maintenance open space when provided with a perimeter knee rail fence to restrict vehicular
access.

Protected Sites
The site lies approximately 2 km from the Breckland SPA. A development of this size has the
potential to create an increase in recreation which could have a negative impact upon the SPA.
At present, insufficient information regarding the in combination effects of this development has
been provided and as such an assessment into the in combination effects cannot be made as
required by the Habitats Regulations. However, as stated by Natural England, an assessment of
the cumulative recreational impacts (i.e. in combination effects) should be undertaken. 

Amphibians
As the habitats on site that are suitable to support amphibians (i.e. the hedgerows on site) are to
be retained (Design and Access Statement, 2015) it is considered that the implementation of
Reasonable Avoidance Measures is suitable to ensure that amphibians are protected throughout
the development. A Construction Ecological Management Plan (CEMP) should be produced and
submitted to the LPA for approval prior to the commencement of works. 

Reptiles
It is agreed that the Reasonable Avoidance Measures that will be put in place to protect
amphibians will also protect and reptiles that may utilise the site, as stated in the Rachel Hacking
Ecology letter. Any additional measures that are deemed appropriate to protect reptiles should
also be included in the CEMP.

Habitat Creation and Enhancement
The proposed open space provision and habitat connectivity into the surrounding area should be
incorporated in the final layout and landscape submissions at reserved matters stage. A condition
should be attached to any approval requiring submission of a Habitat Management Plan, to be
agreed prior to commencement of development. This should contain full details of the
enhancement and creation scheme outlined in section 6.2 of the Phase 1 report, relating to
hedgerow retention and creation, wildflower areas and bird and bat boxes.
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The application has generated a significant amount of local interest.  

At the time of writing 45 separate representations have been received including a petition signed
by 10 properties on Hillside raising the following objections and concerns:  

-  Harm caused to the character of the site and surrounding area, and gateway into Swaffham. 
-  Detrimental impact on wider character of Market Town of Swaffham. 
-  Inadequate highway infrastructure and increased traffic and 
   congestion.  
-  The inadequate provision of health, dental, education facilities within the 
   town.  
-  Existing foul and surface water flooding and drainage problems would 
   be worsened by proposals.  
-  Harm to amenity caused by the overlooking of neighbouring properties 

 REPRESENTATIONS

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

AIR QUALITY OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

SPORT ENGLAND EASTERN REGION    

Nesting Birds
As noted in section 6.1 of the Phase 1 report, hedgerows and trees on site have potential to
support nesting birds during the breeding season. Any removal of trees and hedgerows (where
required) should be undertaken outside the nesting bird season (March to August inclusive). 

Lighting
Hedgerows and trees provide valuable foraging and commuting habitat for bats, and in addition,
one tree outside of the site boundary was deemed suitable to support roosts. Any lighting
proposed for the site should avoid lighting the hedgerows and veteran tree and be minimised to
avoid disturbance to bats and birds. The lighting scheme should use low level directional lighting,
directed away from any trees and hedgerows.

I recommend approval providing the development proceeds in line with the application details and
subject to condition securing a scheme for protecting the proposed residential development from
noise from Norwich Road.

No objections subject to conditions.

There is no Air Quality Assessment for this development. An assessment is required for a
development of this size.

This is of course merely an indicative layout at this outline stage and lacks the real detail I would
need to comment fully.

Sport England does not wish to comment on this particular application.
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   and loss of privacy, additional noise and disturbance from the 
   proposals.   
-  Insufficient employment opportunities within the town.   
-  Loss of habitat and detrimental impact on wildlife, including protected species.
-  Loss of valuable agricultural land.   
-  Impact on emergency services form additional dwellings.    
-  Impact from traffic, noise and disturbance from additional traffic.
-  The application is premature and should not be determined until the local plan has been
adopted.
-  There is no need for additional housing given existing and permitted development sites. 
-  Dwellings bordering Hillside should be single storey only.
- No landscape buffers are proposed along boundaries with hillside and Captains Close. 

The Council has also received 30 representations from residents and businesses supporting the
proposed development and raising the following matters:  

-  Proposals would provide more needed homes in Swaffham.  
-  Result in benefits and support given to local services and facilities, and local sports clubs and
groups.  
-  Sustainable development of the town within easy walking distance.  
-  Provide transport improvements to the town centre including footpath link and extended bus 
   service.  
-  Potential to ease drainage issues along Norwich Road.
-  Provide a more balanced pattern to Swaffham with access off the A47 to the east.
-  Provide additional open green space.

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

2.0 Principle of development  

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

2.2  In relation to settlement boundaries, the objectives of Policy CP14 include focusing
development in sustainable locations with access to key services and protecting the form and
character of settlements.  These objectives are consistent with the NPPF's key aims and so in
this respect Policy CP14 can be afforded some weight in accordance with paragraph 215.  The
site is located outside the settlement boundary of Swaffham in an area of open countryside to the
southeast of the town, (as defined by policies SS1, DC02, CP01 and CP14 of the Core Strategy
and Development Control Policies Development Plan Document 2009), where development is
heavily restricted.   

2.4  Planning law requires that planning applications are determined in accordance with the

 ASSESSMENT NOTES
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development plan unless material considerations indicate otherwise.  It is necessary to
considered therefore whether in this case any such material considerations, including national
planning policy, would justify a departure from policy.    

2.5  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), clearly state 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.  Furthermore, it is noted that
recent case law has identified that those development plan policies that would in effect restrict the
supply of housing including those identified above can only be given limited weight.  

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

2.7  Swaffham is identified in the Council's Spatial Strategy as a mid-sized market town which
provides a range of services and facilities to meet the day-to-day needs of residents.  The town
centre, local schools and other community facilities, together with local employment areas, would
all be within easy walking and cycling distance of the development.  There are also bus stops
nearby and regular services to Kings Lynn, Dereham and Thetford.  In these terms, the
application site is considered to be a sustainable location for new development.  

2.8  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the town and would be close to other housing to the north and development
of more sporadic form to the west and south-east.  The proposal would therefore be closely
related to the built form of the town and would not result in an isolated development in the
countryside.  The residential use would also be compatible with the general residential character
of the area to the north and west and being bounded by the mature tree and hedgerow belt of the
former railway line to the northwest, the proposal would not conflict with local policies which seek
to avoid intrusive development in rural landscapes.   

2.9  It is noted that the new households would provide economic support for existing shops and
facilities and contribute to the vitality of the local community and a range of transport options
would be available to them.  The construction of the development would have some short-term
economic benefits.  The development would thus be consistent with the NPPF principles that
housing should be located where it will maintain or enhance the vitality of existing communities,
minimise the need to travel and support economic growth.    
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2.10  The provision of up to 185 dwellings would provide a significant contribution towards
providing housing, particularly in light of the significant current shortfall in the provision of housing
land in the District and has therefore been given significant weight in favour of the proposal.  The
proposal would also provide for a mix of one, two, three, four and five bedroom dwellings, in the
different forms including houses and bungalows and provide for 74 affordable dwellings.   

2.11  Although the application site is not an allocated site for development, the findings of the
Council's Strategic Housing Land Availability Assessment, (2014), notes that the application site
would be deliverable.  In the more recent consultation on the Emerging Site Option, (December
2015), the site is considered to be deliverable and a reasonable alternative for future housing
allocations.  

2.12  In terms of availability and delivery, Paragraph 47 of the NPPF requires new sites for
housing development to be deliverable, which is defined as being available now, suitable in terms
of location and be achievable in respect of housing being developed on the site within the next
five years.  Although the application is in outline form, there is nothing to suggest that there are
any technical constraints which would prevent the development coming forward in the short term.
To encourage the early delivery of the proposed housing, a two year time limit for the submission
of reserved matters is recommended, with a further year to start work.     

2.13  Having regard to the above, it is concluded that the proposal would represent sustainable
development, as defined in the NPPF and would not conflict with the objectives of development
plan policies and would be suitable for residential development.  

3.0 Character and impact on surrounding area and landscape  

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

3.2  The Council's Landscape Character Assessment Settlement Fringe Study, (2007), indicates
that the landscape is within the River Wissey Settled Tributary Farmland area, where
development consideration include enhancing settlement edges and integrating them into the
landscape setting and strengthening field boundary vegetation.  The more recent Brecks
Landscape Character Assessment, (2013), indicates that the site is within Rolling Clay Farmland
Character Area, where hedged rural lanes, mature hedgerow oaks and green lanes are the
important locally distinctive and sensitive landscape features.  This states that in managing the
expansion of existing settlements new built development should integrate the settlement edge
with the surrounding rural land by extending woodland and tree belts, connecting hedgerows so
the impact is softened; conserve small scale pattern of rural roads, particularly the entrance to
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settlements, and new hedgerow tree planting to provide gateway features.  

3.3  The proposed development would extend the built up area of the town south-eastwards and
the appearance of the majority of the site would clearly change from open grazing land to built up
housing area. With regards to wider landscape impact the proposed development would be
screened by the existing mature landscape belt that runs along the former railway line to the east
of the application site. When viewed along the eastern approach into Swaffham along Norwich
Road, the proposed development would be visible but would be seen adjacent to existing
buildings at the entrance into the town, and with the back drop of the main built form of the town
beyond to the southwest.  The scheme would abut existing post-war residential development and
be seen as an extension of this residential area. The proposals have also been designed to
include a substantial area of landscaped open space splaying out from the public right of way that
runs through the centre of the site which ensures that a large open landscaped area is provided
along the south-eastern edge of the site both allowing views of the open countryside and
providing a soft open edge to the development and town. Consequently, the proposal would not
appear as a intrusion into the wider open countryside.    

3.4  It is noted that the proposal would require the removal of a significant section of hedgerow
along the Norwich Road frontage to provide the necessary access and visibility splays. In order to
mitigate for this an indicative landscape plan for the site frontage has been submitted which
would provide for a replacement native hedgerow along the site frontage which would integrate
into the existing hedgerow together with additional native tree planting set behind a grassed
verge. The open aspect of the neighbouring dwellings immediately to the northwest and
southwest would also be eroded.  However, this effect would be localised and could be mitigated
to an extent by sensitive scale of development, including lower level dwellings abutting those
single storey dwellings on Hillside, with appropriate separation distances and boundary planting
which would all be secured at the detailed design stage through reserved matters applications.
The proposed residential development would also be consistent with the residential character of
the area further to the west along Norwich Road.  

3.5  As the application is outline with all matters reserved except access, the detailed matters of
layout, design and landscaping are not for consideration.  Nevertheless, it is considered that the
submitted parameters masterplan, together with the design analysis and concepts outlined in the
Design & Access Statement, demonstrate satisfactorily that development of the scale proposed
could be accommodated on the site without causing significant harm to the character and
appearance of the surrounding landscape and townscape of Swaffham.  

3.6  The overall density proposed of 26 dwellings per hectare would not be high and the indicative
layout proposed is considered to be well-conceived with clearly defined streets, that retain views
and glimpses of the church spire to the northwest and a large central open space splaying out to
provide views out to the southeast, and Wood Farm to the southeast.  This central open spaces
would also provide good opportunities to connect the development and footpaths into the existing
network of footpaths and routes in the area. It is noted that there are is a mixture of dwelling
heights, forms and styles in the wider locality.  In this context it is considered that the proposals of
predominantly two storeys in height would not appear out of place.  
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3.7  It is considered therefore, that the proposal would be compatible with the established pattern
and character of surrounding development and would be a logical addition to the existing built up
area, effectively rounding off this part of the town.  The application proposal would not conflict
therefore with Core Strategy Policies CP11, DC02 or DC16, nor with the guidance in paragraphs
58 and 109 of the NPPF.    

4.0 Impact on heritage assets  

4.1  With regard to the planning application, Section 66(1) of the Planning, (Listed Building and
Conservation Areas), Act 1990 states that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning authority shall have
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.  Section 72 of the above act similarly requires
that LPA's pay special attention to the desirability of preserving or enhancing the character or
appearance of any conservation area where relevant.  Furthermore, the Court of Appeal has held
that decision makers should give considerable importance and weight to the desirability of
preserving the setting of listed buildings when carrying out the balancing exercise.    

4.2  Paragraphs 132 and 133 of the NPPF identifies that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation.  The more important the asset, the greater the weight should
be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting.  As heritage assets are irreplaceable, any harm or loss should
require clear and convincing justification.   

4.3  The proposed residential development would introduce built development adjacent to the
Grade II listed buildings at Wood Farm to the south. In addition it is noted that the Swaffham
Conservation Area and open grounds of the Grade II* listed manor house are located to the
northwest, with the Church of St Peter and St Paul located further to the west along Norwich
Road.   The proposed development would be screened from the nearby Grade II* listed manor
house, and Grade I St Peter and St Pauls Church to the west, by a substantial belt of mature
trees and hedgerows and the built form of Captains Close along the north-western boundary of
the site.  It is noted that the Council's Historic Building Consultant and Historic England have
raised no objections to the proposed development.  Furthermore, the amended parameters plan
has brought the extent of the proposed built form away from Wood Farm to the southeast to
provide for space around the farm and ensure its setting and views would not be compromised.
Having regard to the above, it is considered that the proposed development would not result in
any significant harm to the character, appearance and significance of the adjacent and nearby
heritage assets, in accordance with the NPPF and the tests set out in the Planning Listed Building
and Conservation Areas Act 1990.    

5.1 Highway Safety and Traffic Implications   

5.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of
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movement should be supported by a Transport Statement or Transport Assessment.  Planning
decisions should take account of whether:  

-  the opportunities for sustainable transport modes have been taken up 
   depending on the nature and location of the site, to reduce the need 
   for major transport infrastructure;   
-  safe and suitable access to the site can be achieved for all people; 
   and    
-  improvements can be undertaken within the transport network that cost 
   effectively limit the significant impacts of the development.     
-  Development should only be prevented or refused on transport grounds 
   where the residual cumulative impacts of development are severe.     

5.2  Outline permission is sought for the provision of up to 185 dwellings at the site with access to
the site to be provided via a single access off Norwich Road that runs along the northern
boundary of the site.  An emergency access and pedestrian and cycle access would also be
provided to the northeast corner of the site on to Norwich Road boundary which would in turn
connect to the wider footpath and cycle network running to the east and west of the application
site.   

5.3  With regards to traffic generation, given the number of dwellings proposed the proposal will
inevitably result in additional vehicular traffic on the surrounding highway network.  The concerns
raised by surrounding residents and the Town Council with respect to existing infrastructure and
congestion and the implications of additional traffic on the network are noted.   

5.4  The application has been supported by a Transport Assessment(TA) and TA Addendum
which have assessed the existing access and traffic levels, the proposed access arrangements
and through traffic modelling has assessed the implications of the additional traffic generated by
the proposed development and also the cumulative impacts of other permitted and proposed
developments on the surrounding highways network and junctions.  This concludes that following
the completion of the proposed residential development would operate within capacity.  

5.5  In addition, noting the site's location on the edge of Swaffham, in order to reduce the level of
vehicular traffic associated with the development and encourage sustainable travel choice the
applicants have agreed to provide financial contributions towards the extension of an existing bus
service into the site, and a Residential Travel Plan has also accompanied the application which
would secure a number of measures to minimise travel by private motor-vehicle prior to the
occupation of the subsequent development .   

5.6  The Highways Authority have reviewed the proposal and submission documents and have
subsequently raised no objections to the application, subject to a Section 106 Agreement to
secure financial contributions towards providing a local bus service diversion to the site and the
implementation of a residential travel plan, and conditions securing submission of a scheme for
off-site highway works and their undertaking in accordance with an agreement with the Highways
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Authority under Section 278 of the Highways Act.  

5.7  Having regard to the evidence within the submitted Transport Assessment and the
comments of the Highways Authority it is considered that the proposed access arrangements
would be acceptable and the application is considered to accord with paragraph 32 of the NPPF,
which states that, 'development should only be refused on transport grounds, where the residual
cumulative impacts of development are severe'.    

6.0 Amenity considerations  

6.1  The application site sits on the edge of Swaffham adjacent to two storey residential
properties at Captains Close to the northwest and single storey dwellings at Hillside to the
southwest.  The proposals would alter the open outlook from the rear of these neighbouring
properties.  However, there is nothing to suggest that the development, if appropriately designed
and laid out, would have an overbearing effect on adjacent dwellings to the northwest and
southwest or cause undue overlooking or overshadowing.  The land levels slope downwards from
the west into the site and subject to the detailed design of this part of the site ensuring those
dwellings sited along the south-western boundary adjacent to the single storey dwelllings on
Hillside are low level with sufficient separation distance and landscape screening, it is considered
that the proposals would cause no unacceptable impact on the amenity of those residents to the
west of the site.  The provision of landscaping and planting along the site boundaries together
with appropriate fencing would ensure sufficient privacy screens would be provided.  

6.2  Given the density, height and scale of the dwellings proposed it is considered that in principle
the proposals would provide for an acceptable form residential environment and it is noted that
the provision of adequate private amenity space and levels of outlook and daylight for each
dwelling and its future occupants would be secured through the detailed design of the proposed
development within reserved matters applications and its assessment against the above policies.
 

6.3  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the application site along Norwich Road.  However, given the existing
situation and the likely volume, speed and distribution of such traffic, it is not considered that such
disturbance would cause significant harm to the amenity of nearby residents.  

6.4  The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing the submission and approval of an assessment of
noise and the provision of noise mitigation measures.  In the interests of the amenity of the future
resident's a condition has been recommended as such.  In order to ensure that the construction
of the development would not result in any overriding harm to neighbouring occupiers a condition
has been recommended requiring the submission and approval of a construction management
plan.  
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6.5  With regards to local air quality, no Air Quality Management Areas have been declared in the
locality, but air quality monitoring has identified significant concerns in respect of concentrations
of nitrogen dioxide in parts of Swaffham town centre due to emissions from queuing traffic.
Options to improve traffic flows through the town centre are being considered with the Highway
Authority. Whilst the impact of the proposal alone maybe negligible, noting the comments of the
Council's Air Quality Officer, and the cumulative impacts of the proposal alongside that of the
adjacent site to the north of Norwich Road (also being considered by Committee) and other
permitted schemes in this part of Swaffham there is the potential for additional queuing traffic
between the town centre and the site. Therefore, a condition has been recommended requiring
that once the detailed number, size and layout of dwellings are known the reserved matters
applications include an Air Quality Assessment and if necessary details of on site mitigation
measures to be provided.

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

7.0 Flood risk and drainage  

7.1  Paragraph 103 of the NPPF stipulates that "when determining planning applications, local
planning authorities should ensure flood risk is not increased elsewhere and only consider
development appropriate in areas at risk of flooding where, informed by a site-specific flood risk
assessment following the sequential test, and if required the Exception Test, it can be
demonstrated that:  

-  within the site, the most vulnerable development is located in areas 
   of lowest flood risk unless there are overriding reasons to prefer a 
   different location; and   
-  development is appropriately flood resilient and resistant, including 
   safe access and escape routes where required and that any residual 
   risk can be safely managed, including by emergency planning; and it 
   gives priority to the use of sustainable drainage systems.     

7.2  The application site falls within Flood Zone 1 and is considered to be at low risk of flooding
from various sources including that from rivers, tidal, groundwater, reservoir and canal sources.
With regard to surface water flooding, it is noted that parts of the site are at medium to high risk
of surface water flooding with flow routes running north to south through the site.  In addition that
there have been recent incidents of Norwich Road flooding during high rainfall events.  Following
objections raised by the Lead Local Flood Authority, (LLFA), the applicants have submitted
additional information including the results of infiltration tests which demonstrate that the site
offers moderate to very good soakaway potential and a preliminary drainage strategy for the site.

7.3  The preliminary drainage strategy and layout includes measures to ensure existing surface
water low routes are retained and designed into the landscape open space and that all proposed
dwellings are sited away from those areas at risk of surface water flooding. In order to ensure
that the proposal would not give rise to an increased risk of flooding elsewhere it is proposed to
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drain surface water via a combination of sustainable urban drainage systems, (SuDS), including
infiltration methods via trench soakaways from the roads, individual lined soakaways for each
dwelling.  On this basis, the LLFA have removed their objection, subject to a condition securing
details of surface water drainage infrastructure to be provided on site within reserved matters and
detailed design prior to commencement of development. It is also noted that the Environment
Agency raises no objection to the application subject to a condition securing the approval of
surface water drainage scheme and the demonstration that any infiltration techniques would not
pose a risk to groundwater quality.  

7.4  Foul drainage would be via the existing mains system in Norwich Road.  Anglian Water have
confirmed that there would be capacity available for the proposed development and have raised
no objection to the application subject to conditions, including a requirement to submit details of
the foul water drainage scheme.  The concerns of surrounding residents are noted particularly
given recent incidents of foul water surcharges from nearby sewers and surface water flows in
the surrounding area.  Anglian Water have confirmed that the cumulative impacts of the proposal
and that of other applications, (3PL/2015/0550/O), to the north of Norwich Road would be
accommodated within the existing system up to the Water Recycling Centre.  Furthermore, it is
noted that foul water surcharges were found to result from heavy fat, oil deposits and tree roots,
which have now been removed and there is now a planned maintenance programme to inspect
and clear the sewer on a regular basis.   

7.5  In this instance it is noted that the Lead Local Flood Authority, Environment Agency and
Anglian Water have raised no objections to the proposed development and the proposed
drainage strategy has been designed in accordance with the guidance set out in the NPPF and
technical standards for SUDS.  Subject to conditions, the proposed development can come
forward in a sustainable manner ensuring the proposed dwellings would not be at significant risk
of flooding and without increasing the risk of flooding elsewhere and in accordance with
paragraph 9 of the Technical Guide to the NPPF and Core Strategy Policy DC13.  

8.0 Ecology and Arboricultural Implications  

8.1  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.  

8.2   With regards to implications on protected sites the site is located approximately 2kms from
the Breckland SPA, and whilst it is not considered that alone the proposals would have significant
recreational effects on the SPA and Natural England have raised no objections to the proposed
development, they have highlighted the need to assess the cumulative impact on the SPA. In
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response to comments from the Council's Ecologist the applicants have submitted additional
information which concludes that cumulatively the proposal and together with other schemes
would be low and subject to mitigation measures being implemented any effects would be
negligible. Whilst a further response is awaited from the Council's ecologist and will be reported
at Committee, subject to conditions securing approval and implementation of mitigation measures
for the SPA it is considered that there would be no significant adverse impacts individually or
cumulatively on the SPA. 

8.3 The application site comprises open fields recently used for grazing purposes, but with
mature hedgerow and tree coverage to the perimeters of the site. With regards to protected
species and local flora and fauna, the Council's Ecologist has raised no objections subject to
condition securing the proposed habitat enhancement and creation measures set out in the
landscape strategy; a habitat management plan; and submission and approval of a construction
ecological management plan incorporating reasonable avoidance measures for reptiles,
amphibians, birds.  It is noted that the application is in outline with all matters reserved save for
access, and accordingly further details of habitat enhancement measures can be incorporated
within the details reserved matters applications and secured by condition.  

8.4  The proposed development as set out in the parameters plan would retain the existing
hedgerows and trees along the east, southeast, northwest, southwest boundaries of the site.
However, a significant section of the hedgerow along the northern boundary fronting Norwich
Road would be lost to make way for the new access, provide sufficient visibility and the footpath
and cycle lane across the frontage of the site.  In order to mitigate for this loss the applicants
have submitted an indicative landscaping and planting detail along the site frontage including new
hedgerow and tree planting including native species.  In order to ensure that the detailed design
and layout of the site, a condition has been recommended requiring the submission of
Arboricultural Survey, Impact Assessment and Method Statement within reserved matters
applications.  

8.5  In conclusion, it is considered that there are no overriding constraints to the development of
the site in terms of ecology and nature conservation interests and that subject to the submission
and approval of mitigation and enhancement measures within the subsequent reserved matters
application, the proposed development would accord with the objectives of the NPPF and Core
Strategy Policy CP10.   

9.0 Other material considerations  

Local infrastructure  

9.1  A number of the concerns raised by local residents highlight the ability of the highway, social
and economic, and general infrastructure of Swaffham to cope with additional housing
development and resultant population.  However, no objections have been raised by statutory
consultees in this respect to the road and drainage infrastructure which is considered adequate or
can be made so as part of the development.  Significant financial contributions would be made to
the expansion / improvement of local school accommodation, as well as to local library services,
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together with an expanded local bus service and for enhancements and improvements to the
surrounding footpath network.  Additional public open space would also be provided on site.
Existing difficulties with the provision of local medical services are acknowledged, though it is
understood that this problem is principally one of doctor recruitment, a matter for the NHS.  NHS
England has been consulted and have confirmed that planning obligations would not be sought
from the proposed development.   

Impact on Availability of High Quality Agricultural Land  

9.2  Paragraph 112 of the NPPF states that "Local planning authorities should take into account
the economic and other benefits of the best and most versatile agricultural land.  Where
significant development of agricultural land is demonstrated to be necessary, local planning
authorities should seek to use areas of poorer quality land in preference to that of a higher
quality."   

9.3  It is noted that the proposed development would result in the loss of approximately 7.1 Ha of
agricultural land which as noted during a site visit was being used for grazing purposes.  The land
is identified as being within grade three agricultural land and is therefore of moderate to good
quality agricultural land.  The report submitted by the applicants highlights the proposals would
have a permanent effect of minor to moderate national / regional significance, with the effect on
the farm holding itself being minor and of local significance.  Whilst it is noted that the site would
utilise agricultural land classed as good quality, it is noted that there is a large amount of similar
and the best and most versatile agricultural land within the surrounding area and the northern
part of the District.  Given the above, it is not considered that the proposals would result in a
significant shortfall in the availability of the high quality agricultural land in the surrounding area
and District as a whole.    

Land contamination

9.4 Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure that:
  

-  the site is suitable for its new use taking account of ground 
   conditions and land instability, including from natural hazards or 
   former activities such as mining, pollution arising from previous uses 
   and any proposals for mitigation including land remediation or impacts 
   on the natural environment arising from that remediation;    
-  after remediation, as a minimum, land should not be capable of being 
   determined as contaminated land under Part IIA of the Environmental 
   Protection Act 1990; and    
-  adequate site investigation information, prepared by a competent 
   person, is presented.   

9.5  The Council's Contaminated Land Officer is satisfied that any contamination and ground
condition issues which may exist on the site can be adequately identified and addressed by the
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imposition of a condition requiring the submission and approval of a site investigation report and
where necessary the implementation of any appropriate remediation measures required before
development takes place.  It is also noted that the Environment Agency do not consider the
presence of a principal aquifer under the site to be of high risk.  

9.6  Therefore, subject to a condition securing the submission and approval of a detailed site
investigation report and risk assessment and the approval and subsequent implementation of a
scheme of remediation works and enabling ground works, it is considered that the proposed site
would be suitable for the proposed residential development and the guidance contained within the
NPPF would be met.  

Archaeological interests  

9.7  The Historic Environment Service note that there have been roman and medieval artefacts
found within the surrounding area and that site has unknown potential for archaeological interests
to be present and their significance maybe affected by the proposed development.  However, the
applicants have undertaken a geophysical survey of the site and submitted further information
and contend that from an assessment of the Historic Environment Record and geophysical
survey undertaken of the site there is no evidence to suggest that the site contains archaeology
that would constrain development on the site.  In addition, it is noted that the application is
submitted in outline with all matters reserved save for access.  Therefore, subject to a condition
securing a written scheme of archaeological evaluation to be submitted prior to the
commencement of development, it is considered that sufficient information and if necessary any
mitigation would be secured at the reserved matters application and detailed design stage.    

10.0 Conclusion   

10.1  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.  

10.2 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.   
-  40% 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.  

10.3  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 the daily
needs of future residents.  The provision of an extended local bus service would assist in
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Outline Planning Permission

3005
3058
3047
3920
3920
3920
3920

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted
Parameters Plan
Site investigation
Slab levels
Foul and surface water drainage scheme

 RECOMMENDATION

 CONDITIONS

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.   

10.4  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 fields that make up
the site.  However, the site is not within an area of recognised landscape quality and the adverse
impact is localised 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 on-going 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.   

10.5  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.   

11.0 RECOMMENDATION  

11.1  The application is therefore recommended for approval, subject to conditions, the
completion of a S106 Legal Agreement, a Section 278 Agreement to cover the off-site highway
works.    

11.2  Delegated authority is requested for the application to be refused by the Council's Planning
manager if the legal formalities in respect of the Section 106 are not completed within three
months of 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.
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3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920

Scheme for management, maintenance of drainage system
Construction Management Plan
SHC01 - Detailed plans of roads, footways, cycleways,
SHC02 - Accordance with Highway specifications
SHC03A - Surfacing
SHC19 - Visibility splays
SHC 39 - Scheme for Off site highways works
CEMP
Habitat enhancement and creation measures
Habitat management plan
No vegetation clearance in bird nesting season
Design and access statement with REM
Details of emergency access /footpath/cycle with REM
Travel Plan
Arboricultural Survey and Method Statement with REM
Retetion of trees to boundaries
Details in REM of landscaping of Norwich Road frontage
Details of any external lighting to be approved
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5

LITCHAM
Land Adjacent
Anvil House

Mr & Mrs P Madden
Anvil House Butt Lane

Mr Jonathan Burton
12 Park Road Dereham

Erection of detached dwelling   

Full

3PL/2015/1399/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Butt Lane 

 RECOMMENDATION : REFUSAL 

Principle of development  
Impact on character and appearance of Litcham Conservation Area  
Impact on residential amenity  
Highway and parking issues

 KEY ISSUES

The application is a resubmission following the previous refusal for a dwelling on the site under
Planning Ref: 3PL/2015/0987/F.  The proposal is for the provision of a detached two storey three
bedroom dwelling within the existing curtilage garden of Anvil House on the side adjoining 'Pebble
Cottage'.  The new dwelling would be set back from the street frontage approximately 22m behind
an existing frontage building.  The dimensions of the proposed dwelling are 9m in width by 13.5m
in length, with a maximum height to the top of the pitched roof of 7.5m.Some existing garage
outbuildings would also be removed to facilitate the proposal.The existing access would be used
to serve the new dwelling as well as the existing dwelling, two new parking spaces are shown
within the front curtilage of Anvill House for retention by this property, as well as two parking
spaces for the new dwelling.

The application site lies within the Settlement Boundary of Litcham and within the Conservation
Area.  It is bounded on all sides by residential development and is presently in use as garden land
to Anvil House. To the front of the proposed dwelling there is an existing L shaped outbuilding that
directly abuts the road frontage which is retained. To the northern boundary there is a close

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard Laws

The application is referred to Planning Committee at the request of Cllr Elizabeth Gould.

 REASON FOR COMMITTEE CONSIDERATION
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boarded fence and to the southern boundary there is a low wire fence but no boundary screening.

3PL/2015/0987/F - Erection of dwelling, (Planning permission refused 9/10/16).  This was refused
on three grounds (i) Form of development out of keeping and detrimental to the character of
Conservation Area (ii) Impact on amenities of adjoining dwellings. (iii) Intensification of existing
access with inadequate visibility.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Litcham Parish Council - Wish to support this application.  The members were very keen that this
application should be granted permission as it enables the village to be lived in by parishioners
who otherwise would have to move away from the village.  The Parish Council in principle
supports the creation of dwellings so that there are dwellings for existing parishioners so that they
may continue to live in the village.   

Contaminated Land Officer- No objections.  

Historic Building Consultant- No objection.   

CP.04
DC.01
DC.02
DC.13
DC.16
DC.17
DC.19
LBC
NPPF
NPPG

Infrastructure
Protection of Amenity
Principles of New Housing
Flood Risk
Design
Historic Environment
Parking Provision
Planning(Listed Building & Conservation Areas) Act 1990
National Planning Policy Framework
National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Site notice posted  8/12/15 and application advertised within the press.  

1 letter of objection raising the following main points:  

-  Development being shoehorned in into an inappropriate gap in relation to its mass, scale and  
   siting as previously refused under planning Ref : 3PL/2015/0987/F
-  proposal results in high density housing
-  amendments don't deal with pervious reasons for refusal of the scheme
-  Disruption and inconvenience of development
-  Is there a need to develop so densely in a Conservation Area
-  Whilst some change to internal layout still the physical presence of building on out look and  
   privacy

One Letter of support for the application.

 REPRESENTATIONS

 ASSESSMENT NOTES

Highway Authority - The site is served by a classified county highway, Butt Lane, which provides
the main safe walking, cycling and vehicular access route to the local Primary school located to
the north west of the site, and which consequently sees a concentration of traffic at certain times.
Whilst located within a 30mph speed restriction the carriageway width of 4.2m, together with the
proximity of the junction of Butt Lane with Tittleshall Road, results in traffic travelling below 30Mph
in this location.  By using the moving observer method,where a vehicle is followed through a
given route and speed accordingly assessed it is estimated that vehicles were generally travelling
between 20mph and 25mph at this point.  The safety standard set out in the government
guidance Manual for Streets recommends clear visibility of between 25m and 33m in such
situations.  

Visibility in the approaching traffic direction, (southeast), measures some 25m from 2.4m set
back.  Given that northbound vehicles will have just turned into Butt Lane and will be travelling up
hill it is considered that,in this instance, that the level of visibility which would be available if
planting in the front garden was restricted would be acceptable.  However, to the north west
visibility is severely restricted by the face of the adjacent wall to around 5m.  This level of visibility
only achieves 20 % of the safety standard for traffic speeds of 20mph and only 15% of the
standard traffic speeds of 25mph.  No difference is made by reducing the setback from 2.4m to
2m.  

Owing to a combination of the width of the carriageway and the existence of a wall immediately
abutting the northern side of Butt Lane vehicles, including cycles and motor cycles, tend to travel
along the carriageway.  Visibility is therefore critical to the north west of the access as it is to the
south east.  It is accepted that an access has existed historically in this location and therefore
some degree of conflict already occurs.  The amended plans also shows satisfactory parking and
turning provision being provided for the existing and proposed dwelling.  However, the proposal
would result in an unacceptable intensification where visibility to the northwest only achieves a
fraction of the recommended safety guidance.  Recommend refusal of the scheme for the
following reason 'The proposal would result in the intensification of an access where inadequate
visibility splays are provided at the junction of the access with the County Highway and this would
cause danger and inconvenience to users of the adjoining public highway'.
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1.0 Principle

1.1  The site falls within the settlement boundary of Litcham as identified on the Litcham
Proposals Map Adopted January 2012.  The principle of residential development is therefore
acceptable having regard to Policy DC02 although this is subject to having appropriate regard to
the impact on the character and appearance of the area including the Conservation Area,
residential amenity, highway issues as well as addressing the previous reasons for refusal.  The
key changes between the previous scheme refused are (1) A reduction in the width of the
dwelling by 1m (9m from 10m).  (2) A reduction in the length of the dwelling by 50cm(13.5m from
14m).  (3) A reduction in the number of velux roof lights on the side roof elevations to three in
total all now serving non habitable room, previously there were seven some of which served
bedrooms.  (4) Parking provision spaces shown for the existing and proposed dwelling. 
 

2.0 Impact on Character and Appearance of the Conservation Area  

2.1  In terms of impact on the character and appearance of the Conservation Area having regard
to Policy DC17 and S.72 of the Planning and Listed Building Conservation Areas Act, (1990), as
well as paragraphs 131 to 135 of the NPPF,it is considered that the reduction in width of the
dwelling by 1m and its depth by 50cm results in an acceptable footprint size and scale of
development that sits comfortably within the proposed plot which would still preserve the
character and appearance of the Conservation Area and would not cause harm. The design and
appearance of the dwelling is considered acceptable in terms of it preserving the character and
appearance of the Conservation Area and street scene having regard to Policies DC16 and
DC17. In addition no objections to the proposed dwelling have been raised by the Historic
Building Consultant to the scheme in terms of its impact on the Conservation Area.  It is
considered that the siting, design, scale of development with the reductions results in an
acceptable form of development that would preserve the character and appearance of the
Conservation Area.  

3.0 Impact on residential amenity  

3.1  Policy DC01 seeks that for all new developments consideration will need to be given to the
impact upon amenity in particular regard to overlooking,loss of privacy, noise and dominance
amongst other things.  In terms of impact on the adjoining property 'Pebble Cottage' the two velux
roof lights on the side flank roof slope that would face this property would now only serve a hall
way and ensuite which are non habitable rooms.  In the previous scheme there were four roof
lights on this side two of which served bedrooms which have now been omitted to help further aid
privacy to Pebbles Cottage.  

3.2  Given these changes it is now considered that the two velux sky lights proposed on this side
elevation which serve non habitable rooms would not result in any significant degree of
overlooking to now justify refusal having regard to Policy DC01. In terms of the three ground floor
windows on the side flank elevation facing Pebbles Cottage these would be adequately screened
by  an existing fence so as not to result in any significant adverse overlooking.  
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3.3  In terms of the side flank roof slope elevation facing the garden of Anvil House there is now
only one sky light serving a bathroom,(non habitable room), previous there were three velux roof
lights.  In terms of the ground floor side flank windows facing the garden of Anvill House these
can be adequately screened by means of new boundary fencing to protect privacy.  With regards
the rear windows it is not considered that these would result in any significant loss of privacy to
surrounding residents to justify refusal.  Overall, it is considered that the siting of the dwelling is
acceptable in terms of its relationship to adjoining properties so as not to result in any significant
loss of privacy through overlooking, noise or disturbance to now justify refusal having regard to
Policy DC01.The span width of the dwelling has also been reduced in width by 1m from 10m to
9m compared with the previous refusal so as to give more space on the side boundaries to
improve its spacing setting.In addition the overall length of the dwelling has also been reduced
50cm from 14m to 13.5m in length.  

4.0 Highways / Traffic and Parking Implications  

4.1  The site is served by a classified county highway, Butt Lane which provides the main safe
walking, cycling and vehicular access route to the Local Primary School, located to the north west
of the site and which consequently sees a concentration of traffic at certain times.  It is accepted
that the existing access which serves Anvil House has existed historically in this location and
therefore some degree of potential conflict already occurs.However, the proposal would result in
an unacceptable intensification of an access where by visibility to the northwest is severely
restricted by the face of an adjacent wall of an existing building to around 5m and achieves only
20% of the safety standard for traffic speeds of 20mph and only 15% of the standard for traffic
speeds of 25mph.In addition paragraph 32 of the NPPF makes specific reference that plans and
decisions should take account of  whether safe and suitable access to the site can be achieved
for all people which given the intensification of use and limited visibility on one side is not
achieved in this instance.Accordingly, it is considered that the proposal would result in the
intensification of an access where inadequate visibility splays are provided at the junction
detrimental to highway safety.  

5.0 Amenity Space

5.1  With regards to amenity space provision, sufficient amenity space is provided for the new
dwelling for future occupiers of the new dwelling as well as adequate retained amenity space for
the occupiers on Anvil House.  

6.0 Conclusion  

6.1  In conclusion whilst the proposal would contribute to the provision of an additional dwelling
and the siting and appearance of the dwelling is considered acceptable in terms of its street
scene terms and appearance within the Conservation Area this is not considered to outweigh the
highway safety harm identified earlier within the report in terms of the intensification of the
existing access with restricted visibility detrimental to highway safety and on balance refusal of
the application is recommended.

Reason for Refusal

7.The proposal would result in the intensification of an access where inadequate visibility splays
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Refusal of Planning Permission

9900 Intensification of access and limited visibility

 RECOMMENDATION

 REASON(S) FOR REFUSAL

are provided at the junction of the access with the County highway and this would cause danger
and inconvenience to users of the adjoining public highway detrimental to highway safety contrary
to Policy CP4 of the Breckland Core Strategy and Development Control policies and paragraph
32 of the National Planning Policy Framework.
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6

SWAFFHAM
Land to the west of Watton Road

Abel Homes Ltd
C/O Agent 

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

Up to 175 dwellings including affordable housing and open space with detailed
means of access

Outline

3PL/2016/0068/O

N

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Planning policy   
Effects on local character
Effects on amenity
Transport
Drainage

 KEY ISSUES

Outline planning permission is sought for up to 175 dwellings and associated access and open
space on land at Swans Nest, Swaffham.  All matters are reserved except for access.  It is
anticipated that the development would comprise a mixture of dwelling types ranging from two to
five bedroom properties, most of which would be two storey.  It is proposed that 40% of the
development would be provided as affordable housing.  

The development would accessed principally from Brandon Road, (A1065), via the adjacent
residential development.  Pedestrian and cycle links would be provided to Watton Road, together
with an emergency access.  A central public open space is proposed, together with green
corridors to the southern and eastern boundaries.  An illustrative master plan submitted in support
of the application incorporates these elements and shows how the development could be laid out.
  

The application is supported by a number of technical reports and documents, including a Design
& Access Statement, Planning Statement, Statement of Community Engagement, Transport
Assessment, Land Contamination Report, Flood Risk Assessment, Ecological Appraisal,

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

This application is referred to Committee as a major development and as a departure from the
development plan.

 REASON FOR COMMITTEE CONSIDERATION
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Arboricultural Impact Assessment, Archaeological Geophysical Survey and Utilities Statement.

The application site comprises an area of agricultural land on the southern edge of Swaffham.
The site is irregular in shape and extends to around 8.7 hectares.  The land slopes down gently
from west to east and north to south.  The site is bounded to the west by a development of 250
dwellings currently under construction by the applicant.  The site is also bounded to the north and
south by housing, including a development of 335 dwellings to the south being constructed by
Avant Homes and Taylor Wimpey.  The site is bounded to the east by Watton Road, with open
countryside beyond.  The area is generally open, but includes some field boundary hedgerows
and trees.

 SITE AND LOCATION

Outline planning permission was granted April 2014 for 250 dwellings on land immediately to the
west of the application site (3PL/2012/0576/O).  Reserved matters approval for the first phase of
82 dwellings was granted in August 2014 (3PL/2014/0359/D), and this development is partly
constructed.  A reserved matters application for a further 70 dwellings (3PL/2016/0298/D) is
currently under consideration.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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

Housing
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
National Planning Policy Framework
National Planning Practice Guidance

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

No.

 EIA REQUIRED
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 CONSULTATIONS

NCC Highways
No objection subject to conditions and planning obligations.

NCC Obligations
No objections subject to developer contributions to schools and libraries.

Environment Agency 
No objection.

Lead Local Flood Authority
No comment.

Anglian Water
No objection subject to conditions.

Norfolk Historic Environment Service
Further archaeological investigation required.  Further comments awaited in the light of the
findings of trial trenching.

Ramblers Association
No objection subject to adequate screening from adjacent public footpath.

NHS England
No objection.

Tree & Countryside Consultant
No objection.

Housing Enabling Officer
No objection.

Asset Management 
Further details of open space required if Breckland to be asked to adopt.

Environmental Health Officer
No objection.

Air Quality Officer
Concerns raised about impact of additional traffic on air quality in town centre. Further
surveys/mitigation requested.

Contaminated Land Officer

TOWN CLERK -   
No Objections.

A draft Section 106 Agreement is being prepared which would secure the provision of affordable
housing (40%), public open space, and contributions towards education (£523,998) and library
services (£10,500).

 CIL / OBLIGATIONS
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At the time of writing, three local representations had been received from local residents, raising
concerns about loss of amenity to nearby properties, increase flood risk and additional traffic.

 REPRESENTATIONS

1.0 This application is referred to Committee as a major development and as a departure from
the development plan.  

2.0 Principle of development and policy matters  

2.1  The site of the proposed development falls outside the Settlement Boundary for Swaffham.
Its development for housing would therefore conflict with Core Strategy Policy CP14 which seeks
to focus new housing within defined settlement boundaries.  However, as the Council cannot
currently demonstrate a five year supply of housing land, Policy CP14 cannot be considered to be
up-to-date insofar as it relates to the supply of housing land.  

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

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

2.4  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the town and would be close to other housing and be bounded on three
sides by existing development.  The proposal would be closely related to the built form of the
town therefore and would not result in an isolated development in the countryside.  The
development would also be compatible with the general character of the surrounding area, and
would not conflict with local policies which seek to avoid intrusive development in rural
landscapes and promote good design, as discussed below, (section 3.0).  

 ASSESSMENT NOTES

No objection subject to conditions.

Ecological Consultant 
No objection subject to conditions relating to wildlife surveys, and construction and habitat
management plans.
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2.5  Swaffham is identified in the Council's Spatial Strategy as a mid-sized market town which
provides a good range of services and is suitable for some future growth.  The town centre, local
schools and other community facilities, together with local employment areas, would all be within
walking and / or cycling distance of the development.  There are also bus stops nearby and
regular services to Norwich, Kings Lynn, Dereham and Thetford.  In these terms, the application
site is considered to be a sustainable location for new development.   

2.6  New residents would provide economic support for existing shops and facilities and
contribute to the vitality of the local community and a range of transport options would be
available to them.  The construction of the development would have some short-term economic
benefits.  The development would thus be consistent with the NPPF principles that housing
should be located where it will maintain or enhance the vitality of existing communities, minimise
the need to travel and support economic growth.  
  
 
2.7  The proposal would also make a significant contribution to the supply of housing in the area,
including affordable housing.  In line with Core Strategy Policy DC04, 40% of the development
would be provided as affordable housing.  Public open space would be provided on site in line
with Policy DC11 and financial contributions would be made to local schools and library services.
These elements of the proposal would be secured by a Section 106 Agreement.   

2.8 The Council's Strategic Housing Land Availability Assessment (2014) identifies the application
site (and adjoining land) as a deliverable housing site, noting that the site is close to local
schools, has access to employment, has no fundamental highway constraints and is not within an
identified flood envelope.  The site is noted as a 'reasonable alternative' for residential
development in the emerging Local Plan.
 

2.9 Although the application is in outline form, there is nothing to suggest that there any technical
constraints which would prevent the development coming forward in the short term.  The
applicant is a local developer with a proven track record of housing delivery and is currently
developing adjoining land for housing.  However, in order to encourage the early delivery of the
proposed housing, an eighteen month time limit for the submission of reserved matters is
recommended, with a further eighteen months to start work.   

2.10  The above considerations weigh in favour of the proposal.  Although the development would
result in some loss of openness to the immediate area, as described below, the harm caused
would not be significant and would not demonstrably outweigh the benefits of the development.
Accordingly, it is considered that the proposal would represent a sustainable form of
development, as defined in paragraphs 6-10 of the NPPF, and is acceptable in principle.  

3.0 Effects of local character 

3.1  In order to maintain the quality of rural landscapes, Core Strategy Policy CP11 indicates that
the release of land for development should have regard to the findings of the Council's
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Landscape Character Assessment and Settlement Fringe Assessment.  Development should also
be designed to be sympathetic to landscape character.  The site falls within the landscape
character area SW1: Clarence Hills Open Tributary Farmland, as defined in the Council's
Landscape Character Assessment Settlement Fringe Study, (2007). Key characteristics of the
local landscape include large arable fields, interspersed with hedgerows, trees and small
woodland blocks.  Wind turbines are also a prominent element in the landscape.  Whilst the area
is considered generally to have a moderate sensitivity, the settlement edge is not considered to
be inherently sensitive to change due to its undistinguished, modern character.  

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

3.3  The proposal would nevertheless transform the appearance of the site and erode much of
the open aspect.  Most noticeable from existing properties adjacent and footpath.  However, this
effect would be localised and could be mitigated to an extent by sensitive development layout
proposals with appropriate separation distances and landscaped areas.  In line with the
recommendations of the Council's Settlement Fringe Study, the scheme would be limited to one
and two storey buildings, would include porous an transitional edges and retain existing
hedgerows.  The development would also be consistent with the overall character of other recent
housing development in the vicinity.   
   

3.4  As the application is outline with all matters reserved except access, detailed matters of
layout and design are not open for consideration.  Nevertheless, it is considered that the
submitted indicative plans, together with the design analysis and concepts outlined in the Design
& Access Statement, demonstrate satisfactorily that development of the scale proposed could be
accommodated on the site in an acceptable way.  The overall density proposed of 26 DPH would
not be high and the indicative layout proposed is considered to be well-conceived with well
defined streets and a series of integrated open spaces.  The scheme would follow the design
principles established in the first phase of the development and links would be provided to
existing open spaces and existing hedgerows retained.  Built development would be set well back
from the public footpath which runs adjacent to the southern site boundary to maintain some its
present open aspect.  

3.6  It is considered therefore that the proposal would be compatible with the established pattern
and character of surrounding development and would be a logical addition to the existing built up
area, effectively rounding off this part of the town.  The application proposal would not conflict
therefore with Core Strategy Policies CP11, DC02 or DC16, nor with the guidance in paragraphs
58 and 109 of the NPPF.  
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4.0 Effects of local amenity  

4.1  The proposal would alter the open outlook from neighbouring properties to the north and
approved housing to the west.  However, there is nothing to suggest that the development, if
appropriately designed and laid out, would have an overbearing effect on adjacent dwellings or
cause undue overlooking or overshadowing.   

4.2  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the site through the first phase of the development.  However, given the
likely volume, speed and distribution of such traffic, it is not considered that such disturbance
would cause significant harm nor exceed that which might reasonably be expected within a built
up area.    

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

5.0 Transport  

5.1  Access to the proposed development would be secured via the existing access and estate
road constructed as part of the first phase of development here.  This access has been
constructed in accordance with relevant highway standards and provides a direct link to the
primary road network, (A1065).  There is nothing to suggest that the surrounding road network
would not have sufficient capacity to cater for the extra traffic generated by the proposal.  The
development would also benefit from good pedestrian and cycling links to the surrounding area,
including new facilities on Brandon Road provided as part of the first phase of  the scheme.
Local community bus services operate along Brandon Road, and a wider range of services is
available from the town centre.  The Highway Authority has raised no objection to the proposal
subject to conditions and contributions to public transport and travel planning arrangements.
Consequently, it is considered that the proposal is acceptable in transport terms and would be
consistent with NPPF paragraphs 32, 34 and 35.   

6.0 Other matters  

6.1  Drainage - Whilst the application site falls within Flood Zone 1, (low risk), Environment
Agency maps show an area at risk of surface water flooding running though the centre of the site,
(and the approved development adjacent).  To mitigate this risk new drainage features are
proposed in addition to those incorporated into the first phase of development to direct surface
water flows into the new drainage system.  As far as surface water from the new development is
concerned, as ground conditions are not suitable for infiltration drainage and there are no
watercourses nearby, it is proposed to therefore to drain roof water and roads to an Anglian
Water sewer with on-site attenuation using below ground storage to restrict flows.  Some
potential for SUDS features has also been identified, including the use of permeable driveways
and swales, basins and ponds with open spaces.  On this basis it is considered that in principle
surface water flows from the development could be appropriately managed.  A condition requiring
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a detailed surface water scheme to be agreed is recommended.  

6.2  Ecology - The site is located around 690 metres from the Breckland Farmland SSSI and
Breckland SPA.  However, the proposal would be shielded from these sites by adjacent housing
developments.  No significant additional recreational pressures are likely given that there are no
public rights of way linking the site to the SPA.  Consequently, the development is not likely to
have a significant effect on the SPA and no Appropriate Assessment is required.  Ecological
issues within the site itself are addressed by the submitted Ecological Appraisal Report and
where necessary further pre-construction surveys can be secured by planning condition.  It is
recommended also that a Construction Ecological Mitigation Plan and a Habitat Management
Plan are required by condition to ensure that biodiversity matters are fully addressed during and
after construction.  

6.3  Archaeology - In accordance with the recommendation of the Norfolk Historic Environment
Service additional archaeological investigations have been undertaken by trial trenching.  The
results of this works have been submitted to NHES for consideration and further comments are
awaited.  

6.4 Air Quality - Although no Air Quality Management Areas have been declared in the locality, air
quality monitoring has identified significant concerns in respect of concentrations of nitrogen
dioxide in parts of Swaffham town centre due to emissions from queuing traffic in narrow streets.
Options to improve traffic flows through the town centre are being considered with the Highway
Authority.  Whilst the proposed development would result in additional traffic movements in the
town centre, it is considered that given the scale of the proposal and existing traffic levels, the
effect of the proposal on air quality would be likely to be negligible. 

7.0 Conclusion

7.1  Although outside the Settlement Boundary, the proposal would be well related to the built
form of Watton and would not result in an unacceptable intrusion into the countryside.  Local
services and facilities would be readily accessible and could expect to derive support from new
residents.   Whilst some loss of openness would result, the development would be generally
consistent with the character of the surrounding residential development.  There is no substantive
evidence to suggest that the proposal would have a significant adverse effect on local
infrastructure.  Potential impacts on local ecology have been carefully scrutinised and found to be
acceptable.  The development would also make a significant contribution towards the supply of
housing, including affordable housing.  

7.2  Taking all of these matters into account, it is concluded that the proposal would represent
sustainable development, as defined in the NPPF and would not conflict with the objectives of
development plan policies.  For these reasons, it is considered that a departure from Core
Strategy Policy CP14 is justified in this case.  In principle, the site is considered to be suitable for
residential development.   
  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

Outline Planning Permission

3005
3058
3054
3935
3940
AR01
3935
3870
CL01
3860
UR09
HA01
HA02
HA03
A
HA43
A
HA43
B
3925
3992
3996
4000
AN99
AN61
AN65

Outline Time Limit (2+1 years)
Standard Outline Condition
Design framework
Maximum 175 dwellings
Not exceed 2 storeys
Archaeological work to be agreed
Ecological mitigation measures
Non-standard drainage condition
Site Investigation/ remediation
Non-standard drainage condition
Construction management plan
Standard estate road conditions
Standard estate road condition
Road Surfacing

Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Fire Hydrants
Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
NOTE NCC Inf 2 When Vehicular access works required
NOTE NCC Inf 6 When travel plan provided or required

 RECOMMENDATION

 CONDITIONS

 
7.3  Consequently, it is recommended that outline permission is granted subject to conditions and
the completion of a Section 106 Agreement.
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7

SCARNING
The Woodlands
Rushmeadow Road

NR20 Developments
Melcombe Cottage New Lane

Sketcher Partnership Ltd
First House Quebec Street

New Dwelling and Garage   

Full

3PL/2016/0160/F

Y

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 the area  
Amenity impact  
Highway safety impact  
Ecology

 KEY ISSUES

This application seeks consent for the erection of a residential dwelling adjacent to The
Woodlands, Scarning.  The dwelling would utilise the existing access off Rushmeadow Road.
The dwelling would be constructed of Traditional Brick and Stone, (Audley Antique), bricks for the
walls and Tuscan Sandtoft Neo Clay Pantiles for the roof with two areas of flintwork to the front
elevation.

The application site lies outside of any defined Settlement Boundary and is bounded to the south
west by the existing dwelling The Woodlands.  To the south and east the site is bounded by the
highway and to the north and north west by Rushmeadow Road Meadow which is a designated
County Wildlife Site, (CWS). The site currently forms part of the amenity area associated with The
Woodlands with the boundaries consisting of hedging, trees and fencing.  The site falls within the
Parish of Scarning; however, it is located 0.5 miles from the centre of Dereham.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne
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3PL/2015/1212/F - Erection of two dwelling / houses - Refused.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Scarning Parish Council  

No objection to this application.  

Norfolk Wildlife Trust  

Further to the comments from the Breckland Council, Ecological and Biodiversity Consultant, this
proposal is also immediately adjacent to Rushmeadow Road Meadow County Wildlife Site,
(CWS1007). The surveys requested by the Breckland Council, Ecological and Biodiversity
Consultant should also include an assessment of impacts on the adjacent CWS.  For which, the
main issue is likely to be impacts of lighting.  

Norfolk County Council Highways  

I note that this proposal is a re-submission of 3PL/2015/1212 but now only incorporates one
dwelling.  I also note that the off-site highway works agreed at the time of the previous application

CP.14
DC.01
DC.02
DC.12
DC.16
DC.17
DC.19
NPPF
NPPG

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Historic Environment
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not applicable.

 CIL / OBLIGATIONS
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Two representations have been received raising the following:  

-  Will cause detriment to both the visual and safety aspect of the site;  
-  Will ruin neighbouring views;  
-  Danger from extra traffic generation; and  
-  The Conservation Area should be protected from such development.

 REPRESENTATIONS

 ASSESSMENT NOTES

are also included in this submission.  I would therefore not wish to raise a highway objection
subject to the imposition of conditions relating to the access, parking, turning areas, visibility
splay, off-site highway improvements and an informative relating to works within the public
highway.  
  

Historic Buildings Consultant  

No comment.  

Tree and Countryside Consultant

Tree removal and tree protection to be in accordance with the supplied tree survey, (Ravencroft).

Ecological and Biodiversity Consultant  

A biodiversity assessment and any further surveys as highlighted as being required by this 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.    
 
The site is approximately 550m from Dereham Rush Meadow SSSI, however, we judge that this
development is unlikely to impact upon this site due to the distance from it and the small scale
nature of the current proposals.  
   
The proposed plans require landtake of habitats as yet unidentified, adjacent wooded areas and
is near to open green space and water bodies.  As no ecological information to support the
application has been provided, I am unable to assess the likely impacts on biodiversity or
determine whether the proposals could result in impacts to protected species.   

Contaminated Land Officer  

Our records indicate that 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 a condition
relating to ground gas and an informative.   

Principal Planner Mineral and Waste  
 
No comments received.
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1.0 The application is referred to Planning Committee as it is contrary to Policy DC02 and CP14
of the Breckland Core Strategy 2009.  

2.0 Principle of development  

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

2.2  The NPPF identifies three dimensions of sustainable development:  

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

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

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

2.5  In terms of economic and social criteria, the proposal would provide one dwelling and
therefore would make a positive, albeit modest, contribution to the housing supply shortfall and
provide some short-term economic benefits through its construction.  With regard to availability
and deliverability, the application is in full and the site would appear to be available now, making
the development deliverable within five years to meeting the housing shortfall.  However, if
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.  
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2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Dereham is classified
as a Market Town and contains a good range of retail and service uses including convenience
and comparison shopping, services, entertainments and community facilities.  The site is located
approximately 0.5 miles from the centre of Dereham with a convenience store located within 0.1
miles of the site to the north east.  A bus stop is located within close proximity of the site with
further provided within the centre of Dereham which offer a wide range of services to Norwich,
Kings Lynn and beyond with regular services throughout the day.  

2.7  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.   

3.0 Impact upon Character and Appearance of the Area   

3.1  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.  

3.2  The immediate locality of the site is characterised by detached dwellings located in relatively
substantial plots situated adjacent to meadow and open countryside to the north of Dereham
Road.   

3.3  A previous scheme was refused which sought consent for two residential dwellings on the
site as it was considered the proposal would result in a cramped form of development, out of
keeping with the surrounding plots within the immediate locality.  This application seeks consent
for the erection of one dwelling on the site.  Concerns were initially raised regarding the scale and
layout of the dwelling as it was considered the proposal would result in a cramped form of
development with poor private amenity space surrounding the dwelling.  The scheme has been
reduced, in particular extensions to the south eastern elevation have been removed and reduced
to create a more appropriate level of private amenity space.  

3.4  It is noted that the site lies adjacent to the County Wildlife Site, (CWS), Rushmeadow Road
Meadow; however, the site is separated from this by existing hedging and trees which are to be
retained and result in the site having an enclosed nature compared to the openness of the
adjacent CWS.  The site currently forms the amenity area for the existing dwelling and therefore
is residential in nature.  For these reasons it is considered the site does not present as open
countryside, unlike the adjacent CWS.  In light of this site-specific context, it is concluded that the
proposal would not appear visually intrusive and would not impact upon the character of the area.
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3.5  The site is located within Dereham Conservation Area; however it is considered due to the
nature and scale of the development and existing boundary treatments which are to be retained
that the proposal would not impact upon the character and appearance of the designated
Conservation Area.  The Historic Building Consultant raises no objection and therefore the
proposal is in accordance with Section 72 of the Town and Country Planning, (Listed Building and
Conservation Area), Act 1990 and the NPPF.  

3.6  The application site is of a size that would result in a density of development that is similar to
surrounding plots and would not result in a cramped form of development.  The proposal would
be constructed of Traditional Brick and Stone, (Audley Antique), Bricks for the walls and Tuscan
Sandtoft neo clay pantiles for the roof which are considered acceptable and would not be out of
character with surrounding development.  If approved permitted development rights would be
removed to ensure the proposal remains in keeping with the surrounding area and to prevent
overdevelopment of the site.  On this basis the proposal has adequately demonstrated that the
proposal accords with the requirements of Core Strategy Policies DC01 and DC16.  

4.0 Amenity Impact  

4.1  It is considered due to the single storey nature of the dwelling, the orientation of the plot and
existing / proposed boundary treatments that the proposal would not impact significantly upon
amenity in terms of loss of light, privacy, overlooking or by being overbearing.  To maintain and
protect neighbour amenity a condition would be imposed for boundary treatments to be agreed
prior to the occupation of the dwellings.  On this basis the proposal has adequately demonstrated
that the proposal accords with the requirements of Core Strategy Policy DC01.  

5.0  Highway safety  

5.1  The Highway Authority states the proposal includes the off-site highway works agreed at the
time of the previous application are also included in this submission. They would therefore not
wish to raise a highway objection subject to the imposition of conditions relating to the access,
parking, turning areas, visibility splay, off-site highway improvements and an informative relating
to works within the public highway.  

6.0 Ecology  

6.1  The Ecology Consultant requested the submission of a Preliminary Ecological Appraisal,
(PEA), and any further surveys prior to the determination of the application.  

6.2  Norfolk Wildlife Trust state the site is immediately adjacent to Rushmeadow Road Meadow
County Wildlife Site, (CWS1007).  The surveys requested by the Breckland Council, Ecological
and Biodiversity Consultant should also include an assessment of impacts on the adjacent CWS.
For which, the main issue is likely to be impacts of lighting.  It should be noted Norfolk Wildlife
Trust previously raised no objection to the previous scheme for two residential dwellings, planning
reference 3PL/2015/1212/F and stated whilst the site is adjacent to Rushmeadow Road Meadow
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Planning Permission

3006
3047
MT02
3402
3408
PD07
HA24

Full Permission Time Limit (2 years)
In accordance with submitted
External materials as approved
Boundary screening to be agreed
Landscaping - details and implementation
No PD for classes A B C D & E
Provision of parking and servicing - when shown on plan

 RECOMMENDATION

 CONDITIONS

County Wildlife Site, the site is residential in nature and separated from the CWS by a hedge.  

6.3  The site is adjacent to the County Wildlife Site, (CWS), Rushmeadow Road Meadow and to
the North West, approximately 560 metres from the site Dereham Rush Meadow Site of Special
Scientific Interest, (SSSI).  The site is located some distance from the SSSI and is partly
separated by existing development and as the site is currently residential in nature and separated
from the CWS by established trees and hedging it is considered unreasonable to request such
surveys and therefore, if approved a note would be attached to the permission drawing the
applicants attention to the Countryside and Wildlife Act and if Protected Species are encountered
on site works must stop immediately and further advice sought from Natural England and a
Professional Ecologist.  A condition would also be imposed for landscaping details to be agreed
to provide additional screening and enhance the surrounding character of the area.  

7.0 Other Matters  

7.1  The Contaminated Land Officer raises no objections subject to the imposition of a condition
and an informative relating to ground gas.  

7.2  The Tree Consultant states the tree removal and tree protection should be in accordance
with the supplied tree survey, (produced by Ravencroft).  

8.0 Conclusion  

8.1  It is considered, due to the level of facilities and services available within Dereham, that are
all within walking distance of the proposal, that the proposal would not result in an isolated
development.  The scheme would also provide additional housing, generate some economic
activity, and be developed without causing harm to the character and appearance of the area.  It
is considered therefore that, on balance, the adverse effects of the proposal would not
significantly and demonstrably outweigh its benefits.  

8.2  Approval is recommended subject to conditions.
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HA20
HA39
A
HA39
B
HA08
3920
3920
AN60
3994
4000
3996
2001
2014

Provision of visibility splays - conditioned
Highway improvements-offsite A

Highway improvements off-site B

New access - construction over verge
Tree Protection condition
Contaminated Land Ground Gas
NOTE NCC Inf 1 When off-site road improvements are required
Note - Ground gas
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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BANHAM
Rosary Farm
Kenninghall Road

Mr Graham Hancy
Rosary Farm Kenninghall Road

A Squared Architects Ltd
1 Netherconesford 93-95 King Street

Erection of 4 dwellings   

Outline

3PL/2016/0232/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  
Impact on local character and amenity  
Highway safety

 KEY ISSUES

The site seeks outline planning permission for the erection of four dwellings on a paddock
adjacent Rosary Farm.  The site is 0.169 hectares.  

Access forms part of the application.  All other matters are reserved.   

The site would have a new access directly off Kenninghall Road.

The site is outside the Settlement Boundary of Banham.  It is a semi rural location to the south
west of the village, between the village and Banham Zoo, within a loose knit group of dwellings
extending along Kenninghall Road from the village centre to the group of shops and businesses
at Grove Corner, opposite the zoo.  

Rosary Farm is to the east of the site and comprises a detached farm house facing Kenninghall
Road, several commercial and agricultural buildings to the rear and a converted residential barn.
Immediately to the west are further residential properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

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

 REASON FOR COMMITTEE CONSIDERATION
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None.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None.

 REPRESENTATIONS

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

 ASSESSMENT NOTES

 CONSULTATIONS

Banham Council - Outside Settlement Boundary.  

Contaminated Land Officer - No objection subject to conditions.  

Tree and Countryside Consultant - No objection subject to condition.   

Norfolk County Council Highways - No objection subject to conditions.   

Historic Buildings Consultant - No objection.

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

Housing
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Historic Environment
Parking Provision
National Planning Policy Framework

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

No.

 EIA REQUIRED

Affordable housing is not required providing the floor area does not exceed 1,000 sq m.

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

2.0 Principle

2.1  The application seeks outline planning permission for the erection of four dwellings on land
outside a settlement boundary.  For this reason the proposal conflicts in principle with Policies
DC02 and CP14 of the Core Strategy and Development Control Policies Development Plan
Document, (2009), which seek to focus new housing within defined Settlement Boundaries.
However, paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), states that
where an authority does not have an up to date five year housing supply and the relevant local
policies for the supply of housing as referred to above should not be considered up to date and
that housing applications should be granted permission in the context of the presumption in
favour of sustainable development.   

2.2  The NPPF identifies three dimensions of sustainable development:  

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

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

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

2.5  Environmentally, although outside the Settlement Boundary, the site is in a semi rural
location within a loose knit group of existing development extending from the village towards the
Zoo.  As such the site is considered to be appropriate infill.  The site is not an important gap
within the street scene which needs to be maintained.  The proposal would consolidate the
existing pattern of development and give the immediate locality a more built up appearance.
Whilst this will result in some loss of character, the harm would be limited given the following
factors:  
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-  the visual containment of the site by existing development;    
-  generous proportions of the site maintain a spacious character;  
-  no views of the site other than from Kenninghall Road.   
-  the proposal would not intrude into the open countryside and would not 
   be isolated; and
-  the proposal would not cause material harm to the character and appearance of the area.   

The combination of all of these environmental factors together and not in isolation result in the
proposal satisfying the environmental role of sustainable development.   

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

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

2.8  With regard to whether this is a suitable location, the Settlement Boundary of Banham lies
90m to the east of the site.  Banham has a wide range of facilities and services, including a
primary school, church, public house, community centre and village shops and is identified in the
Spatial Strategy as a Service Centre Village.  The village can be readily accessed from the site by
foot or cycle.  There is also a range of shops and local facilities at Grove Corner to the west of
the site.  

2.9  The proposal would not result in an isolated development in the countryside.  The scheme
would provide four additional houses, generate some economic activity and be developed without
causing harm to the character and appearance of the area.  

2.10  Paragraph 55 of the NPPF states that housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  
  

3.0  Impact on local character and amenity  

3.1  The application is outline with all matters reserved except access.  

3.2  Development in the vicinity of the site comprises of a mix of detached dwellings set within
large gardens to the east of the site and a mix of detached, semi detached and terrace properties
on smaller more modest plots to the west.  Furthermore there is a development to the rear of
Rosary Farm, including residential development.  
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3.3  Whilst the proposal does not include an indicative layout it is considered that the site is of
sufficient size to accommodate four dwellings in a manner which would be compatible with the
established pattern and character of the surrounding development.  Given the existing pattern of
development in the area of Rosary Farm the development of two frontage dwellings and two
further dwellings to the rear or four smaller frontage plots would not be out of keeping in this
location.    

3.4  There is a good degree of separation between the site and the dwellings to ensure that the
proposal would not result in any significant impact on the outlook, privacy and daylight of
surrounding properties.   

3.5  For the above reasons the development would not cause any demonstrable impact onto the
rural character of the area, the setting of the site or the amenity of neigbouring residential
properties.  As such the proposal is consistent with policies DC01 and DC16.   

4.0 Highway Safety  

4.1  Access is proposed from Kenninghall Road.  The Highway Authority has raised no objection
to the proposal.  There is sufficient land available within highway limits to provide a satisfactory
level of visibility.  Standard planning conditions in respect of access arrangements, parking and
turning have been recommended.    

5.0 Other Matters  

5.1  The Contaminated Land Officer raises no objection subject to a conditions requiring a desk
study / site investigation.   
 

5.2  The Tree and Countryside Officer has raised no objection, subject to condition regarding tree
protection.  

5.3  The site is approximately 100m from a Grade II Listed Building.  The proposal would not
impact on the setting of the listed building due to intervening buildings and landscaping.  The
Historic Building Officer has raised no objection to the development of the site.  As such the
proposal has had regard to section 66 of the Planning, (Listed Building & Conservation Area), Act
1990.  
 

6.0 Conclusion  

6.1  In conclusion, it is considered that the proposal would constitute a sustainable form of
development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character
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Outline Planning Permission

3005
3047
3920
HA05
3944
3946
3920
4000
3996
3923
2000
2014

Outline Time Limit (3 years)
In accordance with submitted
Non-standard floor area limit condition
Standard outline highways condition
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Non-standard tree protection condition
Variation of approved plans
Note - Discharge of Conditions
Contaminated Land - Informative (Extensions)
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

and appearance of the surrounding area.  Approval is therefore recommended subject to
conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

9

SCARNING
Annexe to Grange Cottage
Dereham Road

Mr Adam Riley
27 Bradford Road Rode

Dennis Black Associates
39 Sunningdale Norwich

Conversion and extension of existing garage to form annex accomodation 

Householder

3PL/2016/0332/HOU

N

Within Curtilage G2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle  
Scale, design and materials appropriate to site and location  
Impact upon neighbour amenity  
Visual impact  
Impact on the special interest of the curtilage listed building including the principal Listed Building,
The Grange.

 KEY ISSUES

The application proposes the conversion of an existing outbuilding, to include extension in order to
accommodate a two bedroom annexe, one of the bedrooms will be required for use by a carer for
the occupant.  The annexe will comprise of an open plan kitchen / living area, a bathroom, shower
room and two bedrooms.  

Permission was granted in 2007 for a similar proposal, which has been implemented.

Grange Cottage is a semi-detached, two storey dwelling which occupies a spacious, rural plot.
The buildings here have been determined as curtilage listed buildings given their former
relationship as ancillary buildings to The Grange.  The outbuilding, the subject of this application
is situated to the north-west of Grange Cottage.  The site lies outside the Settlement Boundaries
of Dereham and Scarning, part of ribbon development along Dereham Road to the east.
Agricultural land lies to the north and west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Lisa O'Donovan

The application was called in by the local Ward Representative.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2007/1195 - Detached annexe to Garden Cottage (amended scheme) - Permission.

3PL/2016/0342/LB - Conversion and extension of existing garage to form annex accommodation -
see item 14 on this agenda.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Scarning Parish Council - The Parish Council strongly objects to this proposal.  The Council is
incredulous that this property and that under the accompanying application are listed buildings,
but that this does not appear to have any effect in terms of the application.  

The Council questions the point of listed building status if it is not to be applied.  

It is noted that Breckland Council's own guidelines regarding listed buildings state that any
development should be minimal.  The proposed extension is a 130% increase on the size of the
existing building.  The proposed garage extension will triple the size of the original building. This
is not minimal.  It is also noted that the architects drawing shows the roof taller than the existing
building.  

The Council believes that this is severe overdevelopment of the site and that it will obliterate the
original character of the buildings.  

It is noted that a lot of expense went into matching the extension of Scarning Primary School with

DC.01
DC.03
DC.16
DC.17
NPPF

NPPG
LBC

Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Design
Historic Environment
With particular regard to paras 131 & 132.  

National Planning Practice Guidance
Planning(Listed Building & Conservation Areas) Act 1990

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 and National Planning Policy Guidance have also been
taken into account, where appropriate 

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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5 letters of objection received raising the following issues:  

-  The proposal being unsympathetic and out of keeping with the listed buildings, those 
   surrounding and The Grange.
-  Inappropriate use of materials.  
-  Negative impact on The Grange.
-  Loss of Georgian character.
-  The negative impact the proposals will have on he highway network.
-  Overdevelopment.

 REPRESENTATIONS

1.0 The principle of the proposed work  is considered to be acceptable in planning terms and the
scheme complies with the general principles of policies DC01, DC02, DC03, DC16, DC17 and the
NPPF / NPPG.  

2.0 Principle  

2.1  Core Strategy Policy DC02 states that proposals for residential annexes will be supported
provided that the proposed accommodation is well-related to the main dwelling and the scale of
the annexe does not dominate the existing dwelling.  

2.2  This application proposes the creation of a two bedroom annexe with a small living / kitchen
area, bathroom and shower room.  One of the bedrooms will be for use by a carer.  This is
considered to be a minimum level of accommodation and the building is situated in very close
proximity to the main dwellinghouse and therefore well related to the existing dwelling. Conditions
have been proposed to restrict the use of the annexe and that it remains ancillary to the dwelling
and would not form a separate dwelling unit in the future.  

3.0 Scale and Design and Visual Impact  

 ASSESSMENT NOTES

the old building and that the recent application for a new Pre School was on the same basis, that
it should match the appearance and type of materials used.  The Council believes that the same
rules should be applied to this planning application.  

It is further noted that the proposed new buildings will lead to an increase in traffic on what is
already a busy and dangerous stretch of road.  

Norfolk County Council Highways - No objection subject to condition.  A comment was also made
in relation to the need for the moving of the street furniture being unneccessary, the agent has
agreed to leave the street furniture in its current location.   

Tree and Countryside Consultant - No comments.  

Historic Buildings Consultant - No objection.  

Contaminated Land Officer - No objection subject to conditions.
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3.1  Policy DC03 requires extensions to dwellings in the countryside to be proportionate to the
scale of the original dwelling and for the size and design to be appropriate to the landscape
character of the area.  The scale of the work proposed is proportionate in the context of the site
size and scale of the host dwelling, this along with the use of appropriate materials all help to give
the annexe a visually subservient appearance.  Due to the generous size of the plot, the proposal
would not have a cramped appearance.  In addition, the majority of the work will be sited away
from any public vantage points, therefore limiting any impact on the wider character of the area.

3.2  Policy DC16 seeks to ensure the highest standards of design are achieved in all new
development.  The proposed development represents an acceptable design outcome for the
following reasons:  

-  the simple scale, form and profile of the development is respectful of the host building and 
   character of the broader locality;
-  finishing materials, fenestration pattern and design detailing is not out of keeping with the 
   host building and character of the broader locality;
-  the development will not appear overly prominent in views from public or private vantage points 
   and in so doing will not result in an adverse character outcome.  

In light of the above observations it is concluded that the proposal responds favourably to Policy
DC16. 
 

4.0 Impact on neighbour amenity  

4.1  In terms of neighbour amenity due to the expansive nature of the plot, existing boundary
treatments and separation distances to nearby neighbours the proposal would not significantly
impact upon neighbour amenity, particularly in respect of overlooking, loss of light and increase in
noise and disturbance and is therefore deemed acceptable.  

5.0 Impact on the adjacent listed building  

5.1  As stated above, the scale of the work proposed is considered proportionate in the context of
the site size and scale of the host dwelling, it is considered that the use of the timber boarding
helps to maintain an ancillary building appearance therefore reducing the material harm to the
significance of the curtilage listed buildings.  The small scale of the development in this location
will also ensure that the views of Grange Cottage, Garden Cottage and Scarning Grange are not
impeded.  

5.2  The Historic Buildings Consultant has had discussions with regard to the proposed scheme
and the application has been submitted in line with these discussions, he has subsequently raised
no objection.  

5.3  In light of the above, the scheme complies with section 12, particularly paragraphs 131 and
132 of the NPPF and Policy DC17 of the Breckland Core Strategy, and would preserve the
special interest of the Listed Building, thus complying with Section 66 of the Town & Country,
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Planning Permission

3007
3047
3541
HA08
HA09
HA24
3946
3994
AN61
4000
3996
2000
2011

Full Permission Time Limit (3 years)
In accordance with submitted
Use as ancillary accommodation only
New access - construction over verge
Existing access - closure
Provision of parking and servicing - when shown on plan
Contaminated Land - Unexpected Contamination
Non-standard note
NOTE NCC Inf 2 When Vehicular access works required
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion B - Householder - Where Approved

 RECOMMENDATION

 CONDITIONS

(Conservation Area and Listed Buildings Act 1990).  

6.0 Other issues  

6.1  Highways - It is considered that the proposal will not have a significant adverse impact on the
highway network and the proposal will maintain an acceptable level of parking and turning
available within the site boundary.  Norfolk County Council Highways has commented on the
proposal and have raised no objection subject to conditions.  

7.0 Conclusion  

7.1  In consideration of the above, the application is recommended for approval.
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SHIPDHAM
Barn at Land affronting
Dereham Road

Mr & Mrs Paul Meachen
50 Greenfields Road Dereham

Architech Design & Planning
Northall Farm Northall Green Dereham

New dwelling and carport   

Full

3PL/2016/0348/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 the area    
Amenity impact      
Impact upon highway safety

 KEY ISSUES

This application seeks consent for the erection of a new dwelling on land adjacent to the A1075.
The proposal would be constructed of Cement Slate tiles for the roof and a red brick plinth and
black cladding for the walls.  An existing barn is to be demolished to allow for the construction of
the dwelling.

The application site is located outside of any defined Settlement Boundary and consists of an
existing agricultural building on land to the east of the A1075 Dereham Road.  The site is open
agricultural land with mature trees and hedgerows to the boundaries.  A County Wildlife Site (Ash
Wood) lies to the southern part of the site.  To the north the site is bounded by High House Farm,
to the west the highway, to the south by woodland and to the south east and east by residential
properties located on Dereham Road.  To the east of the site an agricultural barn was approved
under 3PL/2015/0966/F.  The site is accessed via a track to the southwest, which leads onto the
A1075, Dereham Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/1473/F: Alteration and extension of existing farm building, (prior approval).
3PN/2014/0054/UC), to form one dwelling - Approved.   
3PL/2015/0966/F: Agricultural barn - Approved.   
3PN/2014/0054/UC: Change of use of agricultural building to dwelling / house, (Permitted
Development) - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Shipdham Parish Council  

No comments received.  

Norfolk County Council Highways  

No highway objection subject to the imposition of conditions relating to the visibility splay, access,
parking, and turning area.  

Contaminated Land Officer   

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

Spatial Strategy
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Local representations have been received stating the following:   

-  Scheme is visually better suited and would have less impact upon privacy than previous;  
-  Is a welcome enhancement to the area; and   
-  Wish for amenity and privacy to be fully taken into account.

 REPRESENTATIONS

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

2.0 Principle of development   

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

 ASSESSMENT NOTES

Given the asbestos report, recommend the imposition of a condition relating to unexpected
contamination, and an informative relating to asbestos.   

Ecological and Biodiversity Consultant  

The Ecological Walkover report, (Biome Consulting, 8th July 2014), sufficiently addresses any
potential ecological issues.  We have no further concerns in relation to ecology.  Should any
protected species be encountered throughout the construction process, all activities must
immediately cease and the advice of a suitably qualified ecologist should be sought.    

Tree and Countryside Consultant  

Operations on site shall take place in complete accordance with the approved, Tree Protection
Plan, (TPP) and Arboricultural Method Statement, (AMS), supplied by Ravencrofts, dated
11.04.15.  

Principal Planner Mineral & Waste  

No comments received.   

Whinburgh & Westfield Parish Council  

No objection.
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development.   

2.2  The NPPF identifies three dimensions of sustainable development:  

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

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

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

2.5  In terms of economic and social criteria, the proposal would provide one dwelling for market
sale, which would make a positive, albeit modest, 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 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.

2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  The application site lies
within the Parish of Shipdham and is located approximately 2.7km from the Settlement Boundary
of Shipdham to the south west of the site.  The site is located approximately 920m from the
Settlement Boundary of Dereham, which lies to the north of the site.   

2.7  Dereham is classified as a Market Town and contains a good range of retail and service uses
including convenience and comparison shopping, services, entertainments and community
facilities.  The site is located approximately 3.8km from the centre of Dereham and approximately
920m from the Settlement Boundary with a convenience store located approximately 1.3km to the
north of the site. The nearest bus stop is 1.1km to the north.  
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2.8  Due to the distances highlighted above and the fact there is no continuous footpath linking
the site to these facilities and public transport links it is considered the proposal would likely result
in higher car dependency.  The proposal is therefore inconsistent with the social and
environmental dimensions of sustainable development.  This consideration weighs heavily
against the proposal.  

3.0 Impact upon character and appearance of area  

3.1  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.    

3.2  Development within the vicinity of the site is sporadic and characterised by residential
dwellings of relatively modest proportions and agricultural buildings surrounded by agricultural
fields.  

3.3  It is noted the site has approval to convert the existing agricultural building to a dwelling,
which would result in a dwelling with the same footprint and ridge height as the existing building
and therefore would not impact any further upon the surrounding landscape than the existing.  

3.4  The current application proposes a dwelling with a higher ridge height at 9.2m, (1.75m higher
than the existing) and includes a linked garage element to the front of the dwelling, which projects
16m.  The garage is 12.2m long with a ridge height of 5.6m.  

3.5  It is considered a dwelling with the above form, design and scale would result in an
inappropriate and unsympathetically designed dwelling resulting in an unwarranted intrusion into
the open countryside to the detriment of the character and visual amenities of the area.  This
consideration weighs against the proposal.  
      

4.0 Amenity impact  

4.1  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 separation distances, and
existing boundary treatments and therefore is considered acceptable.  

4.2  A first floor window is proposed on the north elevation; however this would serve a bathroom
and therefore would not impinge significantly upon amenity.  If approved, a condition would be
imposed for this to be obscure glazed to maintain and protect amenity.  
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4.3  A balcony is also proposed, which wraps around the south east corner of the dwelling;
however it is considered due to separation distances between the nearest dwelling to east,
(approximately 250m) and recently planted landscaping it is considered the proposal would not
impact significantly upon amenity in terms of loss of privacy and is deemed acceptable.  

5.0  Impact upon highway safety  

5.1  The Highway Authority states they would not wish to raise a highway objection subject to the
imposition of conditions relating to the visibility splay, access, parking, and turning area.  

6.0 Other Matters  

6.1  The Contaminated Land Officer recommends the imposition of a condition relating to
unexpected contamination and an informative relating to asbestos.  

6.2  The Ecological and Biodiversity Consultant states the Ecological Walkover report, (Biome
Consulting, 8th July 2014), sufficiently addresses any potential ecological issues.  We have no
further concerns in relation to ecology.  Should any protected species be encountered throughout
the construction process, all activities must immediately cease and the advice of a suitably
qualified ecologist should be sought.  A note would be attached if approved drawing the
applicants attention to the Conservation of Habitats & Species Regulations 2010 and the Wildlife
& Countryside Act 1981.  

6.3  The Tree Consultant recommends the imposition of a condition stating the operations on site
shall take place in complete accordance with the approved, Tree Protection Plan, (TPP) and
Arboricultural Method Statement ,(AMS), supplied by Ravencrofts, dated 11.04.15.    

7.0 Conclusion  

7.1  In circumstances where, as here, policies for the supply of housing are to be considered out
of date for the purposes of the Framework, paragraph 14 states that permission should normally
be granted unless adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, or specific Framework policies indicate that development should be restricted.    

7.2  In this instance it is considered the isolated nature of the development due to its remote
location and poor connection to services and facilities, and harm to the visual amenities of the
area would demonstrably outweigh the benefits of the proposal.

8.0  Reasons for refusal

8.1  The site is located outside of any defined Settlement Boundary within a rural location which is
remote from services and facilities, which, coupled with a poor pedestrian environment for access
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Refusal of Planning Permission

9900
9900

Unsustainable development
Unwarranted intrusion into the open countryside

 RECOMMENDATION

 REASON(S) FOR REFUSAL

to services, would result in an isolated development and an over reliance on the private car.
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 the proposal would not represent
sustainable development, contrary to Paragraphs 7, 47, 49 and 55 of the National Planning Policy
Framework.

8.2  The erection of a dwelling of the proposed form, design and scale on the site would result in
an inappropriate and unsympathetically designed dwelling resulting in an unwarranted intrusion
into this rural setting to the detriment of the character and visual amenities of the area.
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HARLING
The Cottage
Fen Lane

Mr John Edward Taylor
The Cottage Fen Lane

Mr John Edward Taylor
The Cottage Fen Lane

Erection of dwelling & detached garage  

Outline

3PL/2016/0392/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development  
Impact upon character and appearance of area  
Amenity impact   
Impact upon highway safety

 KEY ISSUES

This application seeks outline planning permission, with all matters reserved, for the erection of a
detached dwelling on land adjacent to The Cottage, Fen Lane, Harling.  An indicative block plan
has been provided showing a detached dwelling with a detached garage to the rear.

The existing site forms part of the existing garden area serving The Cottage.  The site is located
outside of any defined Settlement Boundary and is accessed via Fen Lane.  The surrounding area
is characterised by sporadic residential plots and agricultural land.  The site is bounded by the
residential dwelling The Cottage to the south, Fen Lane to the east and agricultural land to the
north and west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No.

 EIA REQUIRED

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/0659/O: Erection of single detached dwelling - Refused on highway safety grounds.
 POLICY CONSIDERATIONS

 CONSULTATIONS

Harling Parish Council  

No objections.  

Norfolk County Council Highways  

Fen Lane is a private road which forms part of the public footpath Harling FP1.  Fen Lane is
unmade, restricted in width and has a lack of passing provision.  Quidenham Road is subject to a
30 mph speed restriction for which Government safety advice, contained in Manual for Streets,
recommends minimum visibility splays of 2.4m x 43m be provided to either side of an access.  In
this instance visibility at the junction of Fen Lane with Quidenham Road, (C154), is severely
restricted measuring only around 15m in either direction from a 2.4m set back.  This represents a
mere 34% of the recommended safety guidance.  Even if the set-back is reduced to 2m, at which
point part of a vehicle would be likely to protrude into the carriageway, the level of visibility in the
critical direction, (i.e.the oncoming traffic direction), remains unchanged and an insignificant
improvement would be achieved in an easterly direction.  

Furthermore, the forward visibility for drivers on Quidenham Road approaching Fen Lane from
the west, (the village side), is also severely restricted to around 15m.  This again represents only
34% of the recommended safety guidance required to ensure that a driver on Quidenham Road
has a clear view of a vehicle entering or leaving Fen Lane and is able to slow down and react.   

The existence of Fen Lane and its junction with Quidenham Road is a matter of fact and

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

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

Not Applicable.

 CIL / OBLIGATIONS
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Representations have been received raising the following concerns:  

-  Impact upon highway safety and lack of visibility;  
-  Impact of development on Fen Lane; and  
-  Impact upon drainage.

 REPRESENTATIONS

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

2.0 Principle of development  

2.1  The application site is located outside the defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework, (NPPF), states that where an authority does not have an up to date five year

 ASSESSMENT NOTES

therefore, it is accepted some degree of conflict and interference to the passage of through
vehicles already occurs.  However, I believe that, if permitted, the proposal would result in an
increase in the potential for accident and personal injury to the detriment of highway safety.
Refusal is therefore recommended as the road serving the site is considered to be inadequate to
serve the development proposed, by reason of its poor alignment, restricted width, lack of
passing provision, substandard construction and restricted visibility at adjacent road junctions.
The proposal, if permitted, would be likely to give rise to conditions detrimental to highway safety.

The recent introduction of a mirror at the end of Fen Lane does not overcome my concerns.
Traffic mirrors are not considered a reliable or acceptable method of overcoming shortfalls in
visibility since they make it difficult to judge speed, can dazzle in certain light conditions and can
be obscured by condensation and frost all of which could increase the potential for accidents.   

Tree and Countryside Consultant    

Please request a tree survey for trees on and adjacent to the site in accordance with
BS5837:2012.   

Contaminated Land Officer  

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

Ramblers Association  

No objection, providing Harling FP1 is kept open throughout any works and any damage to it is
repaired without delay.
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housing land supply, (at present the District figure is 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.   

2.2  The NPPF identifies three dimensions of sustainable development:  

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

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

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

2.5  In terms of economic and social criteria, the proposal would provide one dwelling for market
sale, which would make a positive, albeit modest, 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, 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.  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.  

2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Harling is identified as
a Service Centre Village through Policy SS1 of the adopted Breckland Core Strategy with
services including a village hall, church, pharmacy, convenience store, butchers, doctor's surgery,
post office, hairdressers, various takeaway restaurants and a primary school.  The nearest town
that offers services that has the potential to meet all everyday needs, including shopping,
employment and education is Attleborough, which is located six miles to the north of Harling.  
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2.7  In regards to public transport Harling is connected to Attleborough with a single bus service
at 12:24 on a Saturday.  The 'Flexibus' service operated by Norfolk County Council is an
additional public transport option which offers a 'ring and ride' service that follows a route set by
pre-booked requests and which can pick up and drop off a pre-determined locations.  This
service operates Monday to Friday 9am - 4.30pm only.  The bus stop nearest to the site is
located opposite the Market Place, 500m from the site.  It is noted that The Street has a public
footpath that connects the bottom of Fen Lane to the bus stops but also to the services within
Harling Village.    

2.8  The bus services linking the site to Attleborough's local amenities are poor and would provide
little alternative to the car; however, considering the range of services and facilities available
within Harling itself, the proposal, on balance, would be consistent with the social and
environmental dimensions of sustainable development.  These considerations weigh in favour of
the proposal.  

3.0 Impact Upon character and appearance of area   

3.1  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.  

3.2  The plot is situated on Fen Lane some 150m from the Harling Settlement Boundary.  Fen
Lane is a single lane track characterised by agricultural land and sporadic clusters of residential
development.  The site is bounded by residential development to the south and is in close
proximity to residential development at Farm Cottages to the south east and Fen Farm to the
north east.  The plot forms part of the existing amenity space of The Cottage, located to the
south.  The extremities of the site are subject to trees and hedging providing extensive screening.
 The existing screening combined with the manicured appearance of the plot, promotes a
particularly enclosed, domestic character.  The introduction of a dwelling would preserve the
domestic character of the site, whilst having limited impact upon the wider rural setting and
countryside.  In light of this site-specific context, it is concluded that the development would not
appear visually intrusive and would not result in an isolated development in the countryside.  

3.3  In terms of design, layout, scale and appearance, these matters are reserved for future
consideration should outline planning permission be granted.  However, it is considered that the
site is large enough to accommodate a dwelling whilst providing adequate amenity space for
future residents as well as associated car parking.  The indicative block plan demonstrates that
the plot is large enough to accommodate a dwelling with parking to the front, an acceptable
design response given the layout of neighbouring residential properties.  

3.4  It is concluded that a single dwelling would not result in a cramped form of development
having regards to the layout of neighbouring development and the built form and character of this
part of the village.  The plot is sufficiently proportioned to ensure the introduction of a dwelling at
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this location could be undertaken in a manner that responds favourably to Core Strategy Policy
DC16.  

4.0 Amenity impact  

4.1  In terms of neighbour amenity the detailed implications would be considered at the detailed
planning stage should outline permission be granted.  However, it is considered due to the
relative spaciousness of the plot and the degree of separation from neighbouring dwellings, that
an appropriately positioned and designed dwelling would not result in overlooking, loss of light,
privacy, overshadowing or a dominant form of development.  Considering these factors the
proposal is in accordance with Policy DC01 of the Core Strategy.   

5.0 Impact upon highway safety   

5.1  The Highway Authority raises an objection to the proposal and recommend the application is
refused.  

5.2  Fen Lane is a private road which forms part of the public footpath Harling FP1 and is
unmade, restricted in width and has a lack of passing provision.  

Quidenham Road is subject to a 30 mph speed restriction for which Government safety advice,
contained in Manual for Streets, recommends minimum visibility splays of 2.4m x 43m be
provided to either side of an access.  In this instance visibility at the junction of Fen Lane with
Quidenham Road, (C154), is severely restricted measuring only around 15m in either direction
from a 2.4m set back. Furthermore, the forward visibility for drivers on Quidenham Road
approaching Fen Lane from the west, (the village side), is also severely restricted to around 15m.
 

5.3  The existence of Fen Lane and its junction with Quidenham Road is a matter of fact and
therefore it is accepted some degree of conflict and interference to the passage of through
vehicles already occurs.  However; if permitted, the proposal would result in an increase in the
potential for accident and personal injury to the detriment of highway safety and therefore is
recommended for refusal on highway safety grounds.  

5.4  It should also be noted the recent introduction of a mirror at the end of Fen Lane does not
overcome the above concerns.  Traffic mirrors are not considered a reliable or acceptable
method of overcoming shortfalls in visibility since they make it difficult to judge speed, can dazzle
in certain light conditions and can be obscured by condensation and frost all of which could
increase the potential for accidents.  

6.0 Other matters  
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Refusal of Outline Planning Permission

9900
2002
2009

Refusal - highway safety
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

6.1  The Tree and Countryside Consultant requests a tree survey for trees on and adjacent to the
site in accordance with BS5837:2012.  

6.2  The Contaminated Land Officer raises no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details.

6.3  The Ramblers Association raises no objection, providing Harling FP1 is kept open throughout
any works and any damage to it is repaired without delay.  

7.0 Conclusion  

7.1  In circumstances where, as here, policies for the supply of housing are to be considered out
of date for the purposes of the Framework, paragraph 14 states that permission should normally
be granted unless adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, or specific Framework policies indicate that development should be restricted.   

7.2  In this instance it is considered that the harm caused to highway safety would demonstrably
outweigh the benefits of the proposal.

8.0  Reasons for refusal

8.1  The road serving the site is considered to be inadequate to serve the development proposed,
by reason of its poor alignment, restricted width, lack of passing provision, substandard
construction and restricted visibility at adjacent road junctions. The proposal, if permitted, would
be likely to give rise to conditions detrimental to highway safety.
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ATTLEBOROUGH
London Road

Norfolk County Council
County Hall Martineau Lane

NPS Property Consultants Ltd
Lancaster House 16 Central Avenue, St Andrews Business

Erection of 16 dwellings and associated works  

Outline

3PL/2016/0416/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Planning policy   
Local character   
Residential amenity   
Drainage   
Loss of employment land

 KEY ISSUES

The proposal seeks outline permission for the erection of 16 dwellings on two separate parcels of
land, (eight dwellings per parcel of land), with associated garages and parking and internal roads.
Two new accesses are proposed on London Road to serve the housing development.   

The application is supported by various technical reports and evidence, including a Planning
Statement, Design & Access Statement, Statement of Community Engagement, Archaeological
Assessment, Arboricultural Assessment, Ecological Assessment, Flood Risk Assessment,
Contamination Report and Noise Impact Assessment.  

A draft Section 106 Agreement has been prepared.  Obligations contained therein would relate to
affordable housing and public open spaces.

The County Council has also submitted a planning application for the development of a new
primary school on land adjacent and for alternative employment land elsewhere on London Road
(see items 1 and 13of this agenda).

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Tipping

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

 REASON FOR COMMITTEE CONSIDERATION
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The application site is located on the western edge of Attleborough, off London Road.  The site
accommodates two separate square parcels of land of similar size, covering an area of 0.8 of a
hectare in total.  The site had been in agricultural use, though is allocated as employment land.
The site is adjoined to the north-east and south-east by existing housing development.  Existing
development to the south-west is more sporadic and includes residential and commercial uses.
The surrounding area is predominantly, but not exclusively, residential in character.

 SITE AND LOCATION

3PL/2012/0958/H - Erection of 375 dwellings with associated parking, garages and landscaping,
(full) and outline for employment development - permitted December 2012 with Section 106.  
  
3CM/2016/0014/CM - proposed primary school and nursery building (adjacent site) - County
Matters - not determined.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK FIRE AND RESCUE SERVICE    
No objections subject to a condition.

 CONSULTATIONS

CP.01
CP.05
DC.01
DC.02
DC.04
DC.14
DC.16
DC.19
NPPF
NPPG

Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Energy Efficiency
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

Attleborough Town Council  

Refusal as overcrowding of site, designated employment land, no sustainable transport links,
Highways safety, four entrances onto an already busy road, main arterial route, outside of
settlement boundary, as this forms part of the overall plan for new school, it would have been
helpful to deal with both applications at same time as Town Council has concerns about vehicular
access, parking, drop off as part of the overall plan and concerns this will lead to parking on
London Road.  

Historic Environment Service  

No comments.  

Flood & Water Management Team  

No comments.  

Norfolk County Council Highways   

Having considered the information submitted, whilst the Highway Authority has no objection to the
principle of the application it should be noted that this is subject to improvements to the existing
footway network linking to the site.  

As you will be aware, the neighbouring Taylor Wimpey residential development is obliged to
introduce a series of off-site highway improvement measures along London Road.  These
improvements, (which are shown on the submitted drawings), include a substantial length of
shared use footway / cycleway, (which includes the application site frontage), which will link back
to the Town Centre, shops and services.   

Once these improvements have been introduced the site will benefit from excellent pedestrian /
cycle links.  However, until this time, unfortunately the pedestrian / cycle links to the site are
limited and would not be appropriate to serve the proposed residential sites.  

As such I would request that an appropriately worded condition is included on any consent notice
issued ensuring that the site is not occupied until the improvements are introduced.  Alternatively,
if however, the applicant would like the proposed dwellings to be occupied ahead of these
improvements they will need to provide additional lengths of footway on London Road to ensure
there is a continuous link from the site back to the Town Centre.  If this option is favoured then
again I would request that an appropriately worded condition is included to ensure a footway link
is provided.  

In light of the above, should you be minded to approve the above application further highway
conditions would be applicable.    

Housing Enabling Officer  

Breckland's adopted policy DC04 requires 40% of all sites over five units to be provided for
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Only one representation was received during the course of the application, and raised the
following concerns:  

-  Outside settlement boundary,  
-  Direct conflict with the emerging Attleborough Neighbourhood Plan (ANP),  
-  The outline plans are not in keeping with the plans submitted by Carters on the adjoining    
   Victory Park,  
-  Adverse impacts on adjacent farm in terms of noise and light pollution,  
-  Proposed development does not protect or enhance the landscape,  
-  Contrary to Policy DC07 and DC16.

 REPRESENTATIONS

 ASSESSMENT NOTES

affordable housing.  The proposed 6no units on this site appear to meet this requirement.  To
ensure affordability in perpetuity, they should be transferred to an RP at a price which assumes
no public subsidy is possible, and secured by an S106 Agreement.  They should be constructed
to current HCA standards.  

Ecological and Biodiversity Consultant  

No further surveys are required to inform this application at this stage; however, measures should
be included within the permission and development to safeguard protected species and habitat
from the development including herpetofauna, birds, bats and hedgerow.  

Environmental Health Officers    

I recommend approval providing the development proceeds in line with the application details and
subject to conditions.   

Contaminated Land Officer   

No objections subject to a condition.  

Crime Reduction & Architectural Liaison Officer  

No objections.  

Air Quality Officer  

No objections.  

Norfolk Rivers Internal Drainage Board  

No objections.
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1.0 This application is referred to Planning Committee as a major application.  

2.0 Principle of development  

2.1  The site is considered to be suitable in principle for development for housing and
employment.  The proposed housing falls within the defined Settlement Boundary for
Attleborough, and when account is taken of the overall strategy for growth in the town and the
current housing land supply shortfall in the District, it is considered that the balance of arguments
favours the proposal.  

2.2  The proposed residential use of the site is currently allocated as employment land, in part,
within the Core Strategy Proposals Map.  However, the proposed primary school and nursery are
subject to a separate planning application from the County Council and take up the remaining
allocated employment land.  

2.3  The loss of employment land in this location will be rebalanced by the provision and
promotion of further such land to the east of London Road, Attleborough, being considered under
reference 3PL/2016/0417/O (see item 13).   

 
3.0 Planning Policy  

3.1  The site lies within the Settlement Boundary for Attleborough and accordingly the proposal
would need to adhere with Core Strategy Policies DC02 and CP14.   

3.2  The proposed housing is, however, situated on part of the land allocated and promoted for
employment use in connection with the adjacent major housing development permitted under
planning reference 3PL/2012/0958/H.  

3.3  Policy CP14 seeks to focus new housing within the limits of a defined Settlement Boundary,
providing that there are suitable sites.  This is also supported by Policy DC02 which permits new
housing development within settlement boundaries, subject to other material planning
considerations.  Attleborough is identified as a Market Town for substantial growth within the Core
Strategy.  Whilst not adjacent to the application site, local facilities would be accessible from the
development.  The proposal would not therefore result in an isolated development and would be
well related to existing residential development, local services and would be consistent with
policies CP14 and DC02 and the NPPF principle that housing should be located where it will
maintain or enhance the vitality of rural communities.    

4.0 Local Character  

4.1  Careful consideration has been given to the likely impact of the development on the
character and appearance of the surrounding area.  Whilst the development would extend the
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built up area of the town onto open agricultural land, it would not result in a significant visual
intrusion.  The site is bounded to the south, east and north by existing residential development.
Sporadic development continues along London Road to the west.  Immediately to the north is
land, subject to a planning application for a new primary school and nursery.  The application is to
be determined by Norfolk County Council.  Further to the north the A11 provides a significant
physical break between the site and open countryside beyond.  The Council's Landscape
Character Assessment identifies the western edge of Attleborough as having relatively low
sensitivity to changes.  Views of the development would generally be limited to the immediate
environs of the site.  In this context and given the relatively small scale of the development, the
proposed residential use of the site, there would be no detrimental impact upon the local
character.  

4.2  In terms of more localised impacts, given the large scale residential development that is
currently being built to the east, the proposed development would not result in any significant
noticeable change to the appearance of the immediately surrounding area.  From London Road
the views of hedging and across open farmland would be replaced by built development.
However, the form of development proposed would reflect established patterns of building on
London Road, with semi-detached housing set back from the road, with new landscaping to
replace previous hedging lost to make way for access works.  Such works would be consistent
with the residential development that has been carried out to the east of the site.  The overall
density of housing proposed at approximately 20 dwellings per hectare is considered to be
compatible with the general character of the area.  

5.0 Design Quality  

5.1  The indicative layout and design of the proposed housing development follows widely
accepted urban design principles and would create an attractive residential environment.  The
indicative schemes for the two separate parcels of land are laid out using symmetrical perimeter
blocks to create well-defined internal layouts and road frontages, with a clear distinction of private
areas.  Street widths and hard / soft landscaping treatments are varied to create visual interest.
The form of development will continue the similar pattern to that of the currently constructed
residential development to the east.  Car parking is generally well designed, with most parking
provided in curtilage and away from street frontages.  Parking arrangements to properties
fronting the road, would be located adjacent to the road frontage.  However, the proposed
dwellings and parking arrangements are set well back from the road frontage and are consistent
with other residential properties within the locality.  As such, the proposed development would be
consistent with policies CP16 of the Core Strategy.   

6.0 Residential amenity   

6.1  Given the relatively small scale of development proposed and the site's location adjacent to
existing housing areas, some impact on the amenities of neighbours is inevitable.  However, it is
considered that the indicative scheme has been generally designed to avoid any significant
adverse effects.  Where the new development adjoins existing properties on London Road to the
east, dwellings have been orientated to avoid direct overlooking and would be set well back from
the road minimising its impact on properties opposite.  
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6.2  The potential effects of noise on future residents, both from traffic on the London Road and
from the proposed primary school and nursery, have been assessed.  Based on noise surveys
undertaken, certain on-site mitigation measures will be required to ensure that housing would be
positioned, orientated and designed in a way that reduces any significant noise exposure.  The
details of the noise mitigation measures would be secured by planning condition.  The Council's
Environmental Health Officer has raised no objection to the planning application subject to
appropriate conditions.  

7.0 Highways  

7.1  It is considered that satisfactory access to the proposed development can be achieved.  The
proposed new accesses onto London Road and internal road networks have been designed to
meet NCC Highways standards.  A scheme of off-site highway improvements, consistent to that
of the neighbouring development to the east, has been recommended by the Highway Authority,
including works a new footway / cycleway extension.  Parking provision would accord with current
standards.  

7.2  Given the development consists of two separate parcels of land, there would be a need for
two new accesses to serve the residential units.  This is in addition to the two accesses already
proposed for the school development and would be in close proximity to each other.  However,
the Highway Authoriy have not raised any concerns in respect of the number of accesses, or
indeed the potential impact of school drop off / pick up times on the proposed residential
accesses.  As such, the Highway Authority has raised no objection to the application, subject to
the implementation of several highway conditions.  

8.0 Drainage  

8.1  The submitted Flood Risk Assessment proposes to dispose of surface water from the
development to nearby drainage ditches.  Surface water flows would be attenuated to equivalent
greenfield rates by nearby attenuation ponds, which form part of the school development.
Conditions are recommended requiring detailed proposals for disposal of surface water to be
agreed before development proceeds.  

9.0 Employment land  

9.1  It is recognised that Norfolk County Council have identified a need to reorganise education
provision in Attleborough.  It is intended to create two primary schools to replace the existing
infant and junior schools, one of which is to be placed on the adjacent site in order to
accommodate demand for existing and future housing growth.   

 
9.2  A site search exercise was carried out and identified the land off London Road as the most
appropriate given its relationship with existing and future housing development.  Norfolk County
Council only required a smaller parcel of land that the 3.8 hectares on offer, though the
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landowner would only sell the whole plot.  Given that there was no intention to increase school
capacity in the future, the remaining land, (0.8 ha), was identified for residential use.  

9.3  As previously mentioned, the current use of the land is identified as employment land with
the Core Strategy, and formed part of the residential / employment use proposals under planning
permission 3PL/2012/0598/H, which through a Section 106 Legal Agreement, the employment
land has been promoted as such.  

9.4  In terms of market demands, it is recognised that the current allocated employment land has
been advertised for sale from February 2015 to December 2015, with no formal offers.  The site
also has competition for business from Snetterton Heath Employment Area to the south of
Attleborough.   Nevertheless, it is considered that as a minimum the current level of employment
land in the town should be maintained to accommodate future demand.  Accordingly, further land
has been identified for employment use to the south west on London Road, which would provide
5.3 hectares of employment land (item 13). As such, the proposed residential use would not
conflict with the objectives of Policy DC06 of the Core Strategy.  

10.0 Other matters  

10.1  An archaeological evaluation has been submitted as part of the application.  The Historic
Environment Service at Norfolk County Council has responded providing no objections to the
proposal.  

10.2  The Council has also received comments regarding the neighbouring farm and potential
impacts upon cattle from noise and lighting.  As previously mentioned, the development is
relatively small in scale and is bound by existing residential development to the north, east and
south, with a potential school development to the west.  As such, it is considered that there will be
no detrimental impacts upon adjacent land uses.  

11.0 Conclusion  

11.1  The application site is considered to be suitable for residential development.  The site is
within the Settlement Boundary and it would relate well to existing development and although
there would be the loss of a proportion of employment land, the proposal would make a positive
contribution to the delivery of housing in the town.  

 
11.2  It is recommended therefore that planning permission is granted subject to conditions and a
Section 106 Agreement.  Recommended conditions would include external materials, hard / soft
landscaping, tree protection, biodiversity enhancements, contamination, surface water drainage,
noise mitigation, access road construction, off-site highway improvements, and parking.  The
proposed Section 106 Agreement would include obligations relating to affordable housing and
public open space provision.  Matters concerning the employment would be addressed via the
primary school Section 106 Agreement.
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Outline Planning Permission

3005
3047
3050
DE07
3058
HA05
HA07
HA11
HA14
HA20
HA28
3058
3058
LS14
3060
3402
3946
NR17
3106
3140
3200
3802
3824
2001
AN60
AN67
3986
3992
3996
2014

Outline Time Limit (3 years)
In accordance with submitted
Reserved Matters to closely follow Outline
Number of dwellings only (outline)
Fire hydrants
Standard outline highways condition
New access - construction over ditch/watercourse
Private access road - width
Access gates - restriction
Provision of visibility splays - conditioned
Construction traffic (parking)
ecology mitigation strategy for amphibians
ecology report implementation
In accordance with Arboricultural report
Standard outline landscaping condition
Boundary screening to be agreed
Contaminated Land - Unexpected Contamination
Noise Impact Assessment required
External materials and samples to be approved
Prior approval of slab level
Two storey dwelling only
Precise details of surface water disposal
All foul sewage to foul sewer
Application Approved Following Revisions
NOTE NCC Inf 1 When off-site road improvements are required
NOTE NCC Inf 8 Flood Risk and Water Management
NOTE:  Consent to culvert ditch
S106 applicable
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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13

ATTLEBOROUGH
Land to the east of London Road

Norfolk County Council
County Hall Martineau Lane

NPS Property Consultants Ltd
Nautilus House 10 Central Avenue, St Andrews Business P

Change of use from Agricultural land to industrial B1, B2 and B8 

Outline

3PL/2016/0417/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 and policy matters.  
Landscape effects.  
Amenity impacts.  
Transport.

 KEY ISSUES

Outline planning permission is sought for the development of land for B1, (light industrial), B2,
(general industrial) and B8, (storage) purposes.  No B1 (a) office use is proposed.  All matters are
reserved for future consideration, but indicative plans submitted in support of the application show
commercial units of varying sizes laid out around a centrally location access road.  The combined
gross internal floorspace of the proposed units would be 13,710 square metres.   

The application scheme is linked to the proposed development of allocated employment land
around 400 metres to the north-east as a new school (application ref 3CM/2016/0014/CM) and for
housing (application ref 3PL/2016/0416/O).  These applications are reported as items 1 and 12 in
this agenda.  

The application is supported by a number of technical reports, including a Planning/Design &
Access Statement, Transport Statement Geophysical Survey, Arboricultural Impact Assessment,
Flood Risk Assessment, Ecological Appraisal and Utilities Statement.

Since the submission of the application, the County Council has confirmed its intention to dispose
of the application site to Eastern Attachments subject to suitable terms. Eastern Attachments

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

This application is referred to Committee as a major development and as a departure from the
Development Plan.

 REASON FOR COMMITTEE CONSIDERATION
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manufacture agricultural and construction loader attachments, and are currently based on the
Maurice Gaymer Industrial Estate, Attleborough.

The application site is located on the south-western edge of Attleborough on land to the south of
London Road.  The site presently comprises an area of open agricultural land and extends to
around 5.3 hectares.  The site is adjoined to the north-east by proposed employment
development, (Victory Park) and to the south-east and south-west by open fields.  There is further
agricultural land on the opposite side of London Road, part of which is currently proposed for
housing, (application ref 3PL/2016/0325/F).

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Attleborough Town Council
Approve as employment opportunity but object to the method of application as noted by the

CP.03
CP.09
CP.10
CP.11
DC.01
DC.07
DC.14
NP
NPPF

NPPG

Employment
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Employment Development Outside of General Employment Area
Energy Efficiency
Neighbourhood Plan
With particular regard to paras 19, 58 & 109.  

National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Representations have been received objecting to the application on the grounds that it would
hamper agricultural activities nearby and would conflict with local policies relating to employment
development, landscape, pollution, amenity and local character.

 REPRESENTATIONS

1.0 This application is referred to Committee as a major development and as a departure from
Development Plan.  

2.0 Principle of development  

2.1  The application site falls outside the Settlement Boundary for Attleborough, as defined in the
Core Strategy Proposals Map, and is not allocated for development.  Core Strategy Policy DC07
only permits new employment development outside identified and allocated general employment

 ASSESSMENT NOTES

Neighbourhood Plan Steering Group*, additionally request screening and a sympathetic view as
people drive in.  
*Neighbourhood Plan Steering Group Comments
concerns were raised about the way the site was brought forward by Norfolk County Council,
queried why the site was not put forward in the call for sites as part of the Local Plan. The site is
noted as outside the settlement boundary.  Queried why was there no engagement with the NP
process, especially as the group had worked so closely in regard to suggesting the London Rd
site for the school.  The Group acknowledge that there is some contradiction in that that they
could be seen to be objecting to new employment development opportunities, when the NP
stresses that employment should drive development.  However, the NP has put forward
deliverable employment land in the LP process which would more than compensate.

NCC Highways 
No objection subject to conditions.

Ecological Consultant
No objection subject to conditions.

Environmental Health Officer
No objection subject to conditions.

Contaminated Land Officer
No objection.

Environment Agency 
No objection.

Norfolk Historic Environment Service
No objection.

East Harling IDB 
No objection subject to surface water drainage details being agreed.

Lead Local Flood Authority
Comments awaited.
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areas where certain criteria are met.  Essentially, these criteria are that: i) no other suitable
allocated sites are available, ii) that the development would not be suitable for an allocated site,
and iii) that no adverse traffic effects would result.  In this case there is nothing to suggest that no
other suitable land is available or that the proposed development would be unsuitable for an
allocated or established employment area.  Consequently, the proposal would conflict with Policy
DC07.  

2.2  Planning law requires that applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  In this instance there are a number of
such considerations, including the desirability of enabling other related development, the
locational characteristics of the site, the wider local strategy for growth and national planning
policy.  

2.3  In this respect, it is noted firstly that the proposal for employment development is intended to
compensate for the loss of some 3.8 hectares of allocated employment land nearby, (saved
Policy (002)9)), to other development.  This land is subject to current planning applications for a
new primary school and housing on the balance of the site (items 1 and 12).   The allocated land
is also subject to a planning obligation which requires the developer, (Taylor Wimpey), offer the
employment land for sale / lease and market it by commercial agents from commencement of the
housing development up until the occupation of the 100th dwelling.  

2.4  The proposed new school is required in order to meet demand from existing and proposed
housing developments in the town and as such its provision would clearly provide a significant
public benefit.  However, to ensure that this development, (and the associated housing scheme),
would not result in an unacceptable loss of employment land in the town, it is considered that
compensatory provision of employment should be made elsewhere in the locality.  The Council's
Employment Land Growth Study, (2013), found that that existing allocations, including the land
proposed for the new school, are necessary to meet demand.  The proposed employment
development would maintain this supply of employment land in the town, and would thus help to
facilitate the development of the proposed new primary school.  

2.5  The proposed development would also be consistent with the Spatial Strategy for the District
in which Attleborough is identified as a major focus for employment and residential growth and
with Core Strategy Policy CP03 which seeks to accommodate up to 2,000 new jobs in
Attleborough by 2021.  National planning policy also places significant weight on the need to
support economic growth through the planning system, (NPPF paragraph 19) and indicates that
to support the economic dimension of sustainable development planning should ensure that that
sufficient land of the right type is made available in the right places and the right time to support
economic growth (NPPF paragraph 7). 

2.6  In addition, although outside the defined settlement boundary, the proposed development
would be close to the main built up area of the town and adjacent to existing and proposed
employment areas.  New facilities for pedestrians, cyclists and public transport would be
provided.  The development would be consistent with nearby uses therefore and readily
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accessible.  As set out elsewhere in this report, it is considered that the site could be developed
for employment purposes without causing substantial harm to the local environment.  

2.7  Concerns have been raised by the Town Council and in third party representations about
potential conflicts with the emerging Attleborough Neighbourhood Plan, (ANP), which identifies
other land on London Road closer to the A11 for employment development.  However, given that
the current proposal is intended to compensate for the loss of an existing employment site it is
not considered that approval of this development would unduly prejudice any allocations of
additional land.  It is noted also that the ANP has not yet been submitted for consultation and so
can only be afforded limited weight in planning decisions.  The published ANP Vision and
Objectives indicates that development should be driven by new employment opportunities.
Protecting the environment is also identified as a key principle.  

2.8  Taking all of these matters into account, it is considered that whilst the proposal would
conflict with Policy DC07, the public benefits of the proposals related to the provision of a new
primary school and maintaining an adequate supply of employment land weigh heavily in the
application's favour.  It is considered also that the proposal would not fundamentally undermine
the objective of Policy DC07 to direct employment development to appropriate locations taking
into account environmental, transport and amenity effects.  Consequently, it is considered that
the proposal is acceptable in principle.  

3.0 Effects on the character and appearance of the area  

3.1  In order to maintain the quality of rural landscapes, Core Strategy Policy CP11 indicates that
the release of land for development should have regard to the findings of the Council's
Landscape Character Assessment and the Settlement Fringe Assessment.  Development should
also be designed to be sympathetic to landscape character.  The site falls within the landscape
character area AT1: Attleborough Hall Tributary Farmland, as defined in the Settlement Fringe
Study.  This landscape area comprises undulating mixed farmland interspersed with hedgerows
and pasture.  The A11 corridor is prominent component of the local landscape.  Overall the area
is considered generally to have a moderate sensitivity to change.  

3.2  Due to its scale and nature, the proposed development would substantially change the
appearance of the site and immediate locality, giving them a more built up character, diminishing
the present sense of openness and obscuring some views across open countryside.  Given the
generally open character of the present surrounding landscape, it is considered that the proposal
would in these respects cause some harm to landscape character, contrary to the objectives of
Policy CP11.  

3.3  However, a number of factors would help to reduce and mitigate the adverse effects on the
proposal on the character of the area.  As noted above, the development would adjoin existing
and proposed employment areas and would be seen in the context of the existing urban edge of
the town.  It is noted also that growth plans for the town may involve further development in this
area, including the proposed link road, the preferred route for which is some 500 metres to the
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south of the site.  

3.4  Moreover, the landscape here is not subject to any landscape designations and does not
possess particularly notable scenic qualities such that it might be reasonably be deemed to be a
'valued landscape' in the context of the national policy, (NPPF paragraph 109).  

3.5  Additionally, aside from the hedging to the site frontage, existing trees and hedgerows
around the site would be retained and could be supplemented by a substantial and
comprehensive landscaping scheme given the size of the site.  Such landscaping, which could be
required by condition, would help to successfully assimilate the proposed development into its
surroundings in the medium to longer term.  

3.6  As the application is outline with all matters reserved, detailed matters of layout and design
are not open for consideration.  Nevertheless, the submitted indicative plans demonstrate how
the site could be developed with smaller blocks in the western part of the site to provide an
appropriate transition to the open countryside beyond.  The reserved matters approval process
would enable such matters to be addressed in detail and ensure an appropriate design response
to this important gateway site.  At this stage, planning conditions to limit the maximum size and
height of proposed buildings are recommended to ensure that the overall scale of development is
appropriate.  

3.7  It is concluded, therefore, that the proposal would result in some harm to landscape
character, particularly in the short term, contrary to Policy CP11.  This consideration weighs
against the proposal.  However, for the reasons outlined, it is considered that such landscape
harm would not be substantial.  Moreover, Policy CP11 is not entirely consistent with National
Planning Policy as it does not provide for the balancing exercise required by the NPPF, which
strongly supports economic development, including in rural areas, whilst recognising the intrinsic
character and beauty of the countryside.  Reduced weight must therefore be afforded to Policy
CP11 in line with NPPF guidance, (paragraph 215).  

4.0 Effects on local amenity  

4.1  Existing housing development in the locality is sporadic in pattern.  The closest property to
the site is some 55 metres away from the site boundary, whilst the next nearest dwellings are
around 150 metres away.  However, 200 dwellings are proposed on land to the west on the
opposite side of London Road.  If permitted this development would bring housing closer to the
employment development proposed here.  There is some potential therefore for noise generated
by industrial processes and from general activity to affect the amenities enjoyed by existing and
proposed residential properties in the area.  

4.2  Given existing separation distances, it is considered that potential adverse effects could in
part be addressed through the reserved matters approval process, particularly in terms of the
layout of buildings, accesses and screening, and building design.  However, as an additional
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safeguard it is recommended that any permission granted is subject to a planning condition
specifying an appropriate maximum boundary noise level relative to existing background levels.
Noise generated by additional traffic on London Road could also cause some disturbance,
although bearing in mind existing traffic levels, such effects are not likely to be significant.  

4.3  On this basis, it is considered that the site could be developed without causing significant
harm to the amenities of nearby residential properties.  The proposal would not conflict therefore
with Core Strategy Policy DC01.  

5.0 Transport  

5.1  A new entrance is proposed on London Road, which provides direct access to the town
centre to the north and the A11 to the south.  The proposed access is shown positioned centrally
on the site frontage on the indicative plans submitted, from where appropriate visibility splays
along London Road can be achieved.  A new footway / cycleway is proposed which would link the
development to existing provision, and an extension to the existing 40mph speed limit would be
sought.  

5.2  It is estimated that the proposed development would generate around 80 and 107 vehicular
trips during the evening and morning peak hours respectively.  Traffic would be likely to split
evenly in the direction of the town centre and the A11.  Given the type and volume of traffic which
London Road is designed to carry, it is considered that this level of additional movement would be
unlikely to have any significant effects on existing traffic conditions in the locality.  The
development would also be conveniently located in relation to existing housing and local facilities
and a range of sustainable transport options, including bus services, would be available.  

5.3  Consequently, it is considered that the proposal would be acceptable in access and transport
terms.  No objection to the application has been raised by the Highway Authority subject to
conditions relating to access construction, off-site highway improvements and travel plan
measures, all of which are recommended.  

6.0 Other matters  

6.1  Ecology - Norfolk Valley Fens SAC and the Old Buckenham Fen SSSI are located 1.9km and
1.4km from the application.  Given the distance to these sites and the limited habitats available
on the application site, it is considered unlikely that the proposal would have any significant effect
on the SAC or SSSI.  Although the site itself has limited ecological value, in order to maintain and
enhance its biodiversity value, it is considered that replacement hedgerows should incorporate
native species, that additional checks should be made for great crested newts and that wildlife
mitigation and enhancement proposed are fully implemented.  These measures may be secured
by planning condition and through a Landscape and Environmental Management Plan.  

6.2  Drainage - The site falls within Flood Zone 1, (low risk).  As infiltration drainage is not
considered to be feasible due to ground conditions, it is proposed that surface water from the
development would drain to an existing ditch system.  Flows would limited to existing greenfield



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

Outline Planning Permission

TL06
A
TL06
B
3250
3260
3502
UR09
3935
3524
3534
UR09
3935
HA05
HA39
A
HA39
B
HA40

Outline permission -time limit

Outline - time limits for implementation

Maximum floorspace limit
Maximum height limit
Use Classes B1(b), B1(c), B2 and B8 only
External storage to be agreed
Ecological mitigation
Noise level restriction
Hours restriction and no Sunday working
Construction management plan
Renewable energy use
Standard outline highways condition
Highway improvements-offsite A

Highway improvements off-site B

Traffic management

 RECOMMENDATION

 CONDITIONS

run-off rates by the use of appropriate flow controls and on-site attenuation.  A condition is
recommended requiring a detailed drainage scheme to be agreed.  

6.3 Effects on adjacent farming operations - Concerns have been raised by a local farmer about
the effects of increased noise and disturbance and traffic on existing cattle rearing operations.
However, as noted above, it is considered that with appropriate noise limit controls and
appropriate layout and screening, unacceptable levels of disturbance should not occur.  

7.0 Conclusion  

7.1  As the proposal would result in commercial development of unallocated land and would
cause some harm to landscape character, the proposal would conflict with Core Strategy Policies
DC07 and CP11.  However, as set out above, it is considered that the harm thus caused would
not be significant.  Moreover, the site is considered in all other respects to be suitable for
employment use, and its development would secure important economic and social benefits
through the delivery of employment land and by facilitating the provision of a new primary school.
In the planning balance it is considered that these benefits would outweigh the adverse effects
identified, and that the proposal would represent sustainable development.  

7.2  It is therefore recommended that outline planning permission is granted subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 27-06-2016

DC131_new

HA43
A
HA43
B
3802
AN80
AN81
2014
AN60
AN65

Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Precise details of surface water disposal
Note Variation of approved plans
Discharge of conditions
Criterion E - Planning Apps Where Approved
NOTE NCC Inf 1 When off-site road improvements are required
NOTE NCC Inf 6 When travel plan provided or required
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