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GARVESTONE
Ismac
Dereham Road

Mrs Hazel Aldridge
Ismac Dereham Road

Abstract Office Int Ltd
3 Forest Industrial Park Forest Road

Variation of condition 2 on 3PL/2015/0607/D  

Variation of Cond's

3PL/2016/0972/VAR

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Acceptability to vary a condition from a previously approved scheme.

 KEY ISSUES

Planning permission was granted in 2015 for the erection of a new dwelling (3PL/2015/0607/D).
This application is made under s.73 of the Town & Country Planning Act, (as amended), to vary a
condition of an existing planning consent.  The proposal seeks to vary the approved drawings so
the roof material is zinc standing seam.  Dark concrete roof tiles were listed on the approved
plans

The application site is located within the Garveston Settlement Boundary and formed part of
Street Farm's amenity space.  The site is bounded by access roads to the east and west, the
public highway to the south and dwellings to the north.  Access is gained from a private road off
Dereham Road. 
Building works have already started on site and the roof has been completed.  This application
has been made as a result of enforcement investigation.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3DC/2016/0093/DOC - Discharge of conditions 9 & 10 of 3PL/2015/0607/D. Partially discharged.

 RELEVANT SITE HISTORY

CASE OFFICER: Caroline Grist

No
 EIA REQUIRED

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

 REASON FOR COMMITTEE CONSIDERATION
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3NM/2016/0047/NMA - Amendment to 3PL/2015/0607/D with respect to the addition of a window.
Permitted.

3PL/2015/0607/D - Erection of new dwelling. Permitted.

3PL/2014/0977/O - Proposed new dwelling. Permitted.

3PL/2010/0950/O - Proposed new dwelling. Permitted.

 POLICY CONSIDERATIONS

Seven neighbours have been consulted and a site notice displayed.  Ten representations have
been submitted in response to this application.  Five letters of objection, from four different
addresses and four in support have been received.  The objectors raise the following issues:

- The proposed roof material will not be in keeping with the surrounding area or village,
- Final design of the building appearing industrial in nature,
- Landscaping.
This application has been made to amend the roofing material; therefore landscaping issues
cannot be addressed.
Support has been given for the following reasons:
- Roof works well on a modern building in a traditional style,
- The dwelling contributes to the character of the area,
- The use of a recyclable material.
The final submission is from the agent who set out the reasoning behind the application.

 REPRESENTATIONS

GARVESTONE P C
Objects very strongly to the proposed zinc roof.  The zinc roof has already been installed and
permission only sought following enforcement action.  The roof covers a large area and is visually
intrusive and out of keeping with the village location.  It will have a detrimental impact on the
amenity of neighbouring properties.  The original consent would not have been granted with this
material and must not be granted now just because the conditions have been ignored.  

 CONSULTATIONS

DC.01
DC.16
NPPG
NPPF

Protection of Amenity
Design
National Planning Practice Guidance
National Planning Policy Framework

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

Not Applicable

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

2.0 Principle of development

2.1  The principle of the application was determined under planning applications
3PL/2014/0977/O and 3PL/2015/0607/D, which were permitted in 2015. 

2.2  This application seeks to vary condition 2 of application 3PL/2015/0607/D.  Condition 2
requires that the development is completed in accordance with the approved planning
documents.  It is sought to vary this condition, to change the roofing material from dark concrete
roof tiles to zinc standing seam.

3.0 Impact upon the character and appearance of the area

3.1  Policy DC01 seeks to protect amenity, which includes the impact on townscape.  Policy
DC16 requires all new development to achieve the highest standards of design.

3.2 Dwellings surrounding the application site, whilst of a variety of different styles, are traditional
in design.  A modern design approach has been used at the application site; however it does
relates to the townscape through its siting,height scale and use of render.  

3.3  Whilst Policy DC16 seeks to preserve and enhance the existing character of an area, it does
encourage contemporary design where it will enhance sustainability.  Concrete roof tiles would be
consistent with neighbouring properties; however the alteration can be perceived as encouraging
sustainable contemporary design.  The proposed zinc tiles are of a similar colour to neighbouring
properties and will compliment the modern design of the property.  They have been described as
more environmentally friendly than concrete tiles in their production, longevity and recyclability.
There is also a reduction in the building infrastructure required to support a zinc roof.

4.0 Conclusion 

4.1 This application seeks to amend the approved drawings to change the agreed roofing
material from concrete roof tiles to zinc standing seam.

4.2  It is considered that whilst concrete roof tiles would use a material found in surrounding
buildings, the building's contemporary design needs to be taken into account.  The building
relates well to neighbouring dwellings through other design features and the zinc roof
compliments its modern design.  The material has sustainable benefits over and above the
approved materials and the colour is consistent with surrounding dark concrete rooves and those
approved.

4.3  The proposed variation is considered to be acceptable in planning terms and the application
is therefore recommended for approval.

 ASSESSMENT NOTES
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Planning Permission

HA24

3802

3804

3946

3405

3408

3408

Provision of parking and servicing - when
shown on plan

Precise details of surface water disposal

Precise details of foul water disposal

Contaminated Land - Unexpected
Contamination

Fencing/walls - details and implementation

Landscaping - details and implementation

Landscaping - details and implementation

 RECOMMENDATION

 CONDITIONS

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

TL11
3047
3212
3302

4000
3996
2000

3737
2014

Material Amendment
In accordance with submitted
No additional windows at first floor
No P.D. for extensions, roof alterations,
porches
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without
Amendment
Inf 2
Criterion E - Planning Apps Where Approved
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OLD BUCKENHAM
Land at Harlingwood Lane

Mr A Nicholls
The Cart Lodge Cake Street

Peter Codling Architects
7 The Old Church St Matthews Road

Erection of new dwelling and garage with highway improvements 

Outline

9

3PL/2016/0987/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle of development
Impact on character and appearance of the area
Amenity impact
Impact on highway safety
Ecology
Other matters

 KEY ISSUES

This application seeks outline permission for the erection of a new dwelling and garage on the
south side of Harlingwood Lane.  All matters are reserved except for access.  An illustrative site
layout has been provided with the submission, which shows an indicative design of a two storey
dwelling. 

The application also includes road widening along part of the site frontage as well as a lining
scheme at the junction of Harlingwood Lane and Cake Street.

The application site lies adjacent to the Old Buckenham Settlement Boundary.  To the west of the
site are dwellings, with the village beyond.  To the north is Harlingwood Lane, north west further
residential properties and open land surrounds the rest of the site.  The site currently forms an
open field and with a stable.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Caroline Grist

No
 EIA REQUIRED

This application is referred to Planning Committee as it is contrary to Policy.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/1005/O - Erection of dwelling and garage with creation of access. Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

OLD BUCKENHAM P C

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

Support the application.  The highways improvements will benefit other road users as well as the
applicant.

Following previous concerns raised further information has been submitted and two mitigation
schemes have been proposed.  These works would include a road lining scheme at the junction
of Harlingwood Land and Cake Street as well as road widening along the site frontages to enable
two vehicles to pass. On balance, in this specific instance, it is considered that the mitigation
works will outweigh the harm caused by the additional traffic movements associated with a single
dwelling.  Conditions relating to parking, obstructions, visibility and highways improvements are
recommended.

Based on the information submitted, no objections are raised providing the development
proceeds in line with the application details.

No comments.

It is considered that the scale and nature of the works will not likely impact on near by protected

 CONSULTATIONS

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

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Flood Risk
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 have also been taken into account, where appropriate 

Not Applicable

 CIL / OBLIGATIONS
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Six representations have been received in response to this application, two in support and four in
objection.  The supporting comments are as follows:

- No environmental problems; and
- More houses needed, especially for families.

The following concerns have been raised:

- Poor visibility from the site;
- Proposed road widening would interfere with rural characteristics;
- Road widening would increase speed;
- Proposed junction works would not increase highways safety;
- Development is outside of the Settlement Boundary;
- Loss of drainage; and
- Loss of hedgerow.

The letters of objection also suggest an alternative site location and access onto Cake Street.

 REPRESENTATIONS

1.0 This application is referred to Planning Committee as it is contrary to Policy.

2.0 Principle of development

2.1  The application site is located outside of 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 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 4.73 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;

 ASSESSMENT NOTES

sites.



Due to the location of ponds, great crested newts may be present.  A condition requiring a
Method Statement is therefore requested.  To avoid disturbance to nesting birds the removal of
the hedgerow should take place outside of the bird nesting season.



Once the site is in use it is anticipated that a greater level of disturbance will likely affect nesting
birds using the hedgerow and external lighting could have impacts on bats and birds.  The
recommendations of the Ecology Survey should be conditioned.
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- 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 Government's Planning Practice Guidance, (NPPG), notes that all settlements
can play a role in delivering sustainable development and that blanket policies restricting housing
in some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.

2.5  In terms of economic and social criteria, the proposal would provide one family dwelling
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 the site is an outline application, the site is within the
applicant's ownership and available now.  This will make the development deliverable within five
years to meet the housing shortfall.  If approved, however, it would be appropriate that the time
limits are reduced 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.  Old Buckenham is
identified as a local service centre village through Policy SS1 of the adopted Breckland Core
Strategy.  Old Buckenham contains a Post Office, Primary School, Senior School, Church and
Public House, which are all located approximately 0.4 - 0.8 miles to the north of the site.

2.7  With regards to public transport, bus stops are located adjacent to the village green,
approximately 0.5 miles from the site, which offer an irregular and infrequent bus service, which
would likely result in higher car dependency.  There is also no continuous footpath connecting the
site to the bus stops and the foot path stops at the junction of Cake Street and Harlingwood Lane,
some 100m to the west of the site.

2.8  Given the distance to these facilities and lack of continuous public footpath between the site
and these facilities it is considered that future occupants of the development would be largely
reliant on the private car to access day-to-day requirements including shopping and community
facilities.  Whilst this consideration weighs against the proposal, given the small scale of the
proposal it is considered that the harm caused to sustainability would be small.  It is also
acknowledged that a wider range of facilities are available approximately four miles away within
the town of Attleborough.  The NPPF recognises that opportunities to maximise sustainable
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transport solutions will vary from urban areas to rural areas.

2.9  Whilst it is noted that the site is located adjacent to the Settlement Boundary, this scheme
would provide additional housing (contributing towards the Council's five year supply of housing),
generate some economic activity and offer a degree of support to existing village amenities. It
would also be consistent with the NPPF principle that rural housing should be located where it will
maintain or enhance the vitality of rural communities.

3.0 Impact upon character and appearance of the area

3.1  The environmental role of sustainable development, in part, seeks to 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  An indicative drawing has been provided indicating the possible siting of a two storey
dwelling, although layout, appearance and scale do not form part of this outline submission.
These issues would form part of any reserved matters approval if permission was forthcoming.  It
is considered that the site is large enough to accommodate a dwelling whilst providing adequate
space for future residents as well as associated car parking.  It is also considered that a single
dwelling on the site would not result in a cramped form of development having regards to the
layout of neighbouring development and the built form and character of the area.

3.3  The plot currently forms part of a field, which has residential development to the west and
north east of the site.  The indicative drawing shows the dwelling set back from the front of the
site, which is consistent with the general layout of this part of the village.  To the north of the site,
along side Harlingwood Lane, is an established hedge. Other than to create an access it is
proposed to retain the hedge, which is a key feature of this site and contributes to the character
of the area. 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.

3.4  Concern has also been raised that the road widening scheme, further discussed below, will
have a negative impact on the landscape.  The proposed road widening will not result in any
hedgerow, as it will be located alongside the entrance to the site.  There will be a small reduction
in the verge.  It is considered that this small loss would not be substantial enough to significantly
alter the character of the area.

3.5  If approved, a condition would be imposed for landscaping and boundary details to be agreed
to ensure the proposal is in keeping with the wider rural setting and countryside.

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 in principle, considering the
location of the site in relation to neighbouring development, the proposal would not impact
significantly upon neighbouring amenity in terms of overlooking, overshadowing, loss of light,



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

privacy or outlook with respect to surrounding dwellings.

5.0 Impact on highways safety

5.1  The proposed access to the site is from the north, off Harlingwood Lane.

5.2  Under the previous application, concerns were raised by the Highways Authority regarding
the intensification of the junction of Harlingwood Lane with Cake Street.  This was due to the
substandard level of visibility present.  Following this recommendation, the highway boundary at
this junction has been researched and, it has come to light that the hedge on this corner
encroaches onto the public highway.  This matter is now being dealt with by the Highway's
Authority as a separate issue. 

5.3  Information has also been provided regarding the traffic movements associated with
commercial uses that use this junction on a regular basis.  These uses include the Old
Buckenham Stud and a private swimming pool which is hired out and provides a venue for
regular, evening swimming lessons for children.

5.4  Mitigation measures have also been proposed to address the visibility and safety concerns.
A lining scheme has been put forward at the junction of Harlingwood Lane and Cake Street.  It is
considered that this will move exiting drivers further to the left to provide the greatest level of
visibility available.  It would also ensure that all drivers leaving Harlingwood Lane are in the same
position and prevent those intending to turn right hanging to the left side of the road.  It is
acknowledged that this proposal will still not achieve the optimum amount of visibility, but it will be
an improvement on the current situation for all road users.

5.5  It is also proposed complete some localised road widening along part of the site frontage.
This will increase the carriageway to 4.5m wide to enable two vehicles to pass in this location.

5.6  Taking into account the existing vehicular movements, the off-site highways improvements
and their wider benefits as well as the encroachment onto the highway, it is considered that in this
specific instance that the benefit to all of the road users would outweigh the harm caused by the
additional traffic from a single dwelling.

5.7  If approved relevant conditions, including those to ensure an acceptable level of visibility to
the site is maintained, would be imposed to ensure highways safety.

6.0 Ecology

6.1  The Ecologist states that whilst the site is within 1km of Country Wildlife Sites and 2km of the
New Buckenham Common Site of Special Scientific Interest, the scale and nature of the
development is not likely to impact any of these protected sites.

6.2  Considering the site's location in relation to two ponds, there is a potential for great crested
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

newts.  To ensure there will be no effect on the newts a Method Statement will be conditioned, if
the application is approved, to detail the working methods.  Conditions would also be required to
ensure that works will take place to the hedge outside of the bird nesting season and to ensure
the recommendations of the submitted Ecology Survey are carried out.  The Ecology Survey also
recommends that lost sections of hedgerow should be replanted with appropriate woody species.

6.3  Landscaping is not considered as part of this application but it is expected that the hedgerow
will be retained as far as possible to the north of the site.  Native grasses, herbs, trees and
shrubs should be used within the soft landscaping of site.

7.0 Other matters

7.1  The site is located within Flood Zone 1. In these such areas there is lass than a 0.1% chance
of flooding occurring each year.  It would therefore be unlikely that any significant impact
regarding flooding would occur as a result of this development.

7.2  Based on the information provided, the Contaminated Land Officer raises no objections
providing the development proceeds in line with the application details.

7.3  The Tree Consultant has raised no comments.

8.0 Conclusion 

8.1  In circumstances where, as here, policies for the supply of housing are to be considered out
of dated for the purposes of the NPPF, 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.

8.2  Whilst the development will be outside of the Settlement Boundary and concerns have been
raised regarding the highways safety elements of the scheme.  It is considered that the proposal
would constitute a sustainable location and that highways concerns have been adequately
addressed . It is considered that any harm is limited and not considered to outweigh the benefits
in terms of the provision of a dwelling in a sustainable location as well as providing a small
contribution towards housing supply.

8.3 The application is therefore recommended for approval.

3003
3058

Early delivery of Housing Time limit
Standard Outline Condition
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3402

HA05

HA07

HA13

HA20

HA39A

Boundary screening to be agreed

Standard outline highways condition

New access - construction over
ditch/watercourse

Access gates - configuration

Provision of visibility splays - conditioned

Highway improvements-offsite A

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

HA39B
3920
3935
LS17
3988
4000
3996
AN60

AN67

Highway improvements off-site B
Non-standard condition
Non-standard condition
non standard condition
NOTE:  Submitted details indicative only
Variation of approved plans
Note - Discharge of Conditions
NOTE NCC Inf 1 When off-site road
improvements are required
NOTE NCC Inf 8 Flood Risk and Water
Management


