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SAHAM TONEY
Richmond Hall

Mr Graham Tweed
c/o Agent 

Artek Design House
17 Topcliffe Way Cambridge

Residential development of up to 35 dwellings, open space, access, parking and
associated works (all matters reserved)

Outline

3PL/2015/0976/O
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

- Principle of development and material planning considerations;
- Character and impact on surrounding area and landscape;
- Access and Highway safety implications;
- Amenity considerations;
- Flood risk and drainage implications;
- Landscape and ecological implications;
- Other material considerations

 KEY ISSUES

This application seeks outline planning permission with all matters reserved for the erection of 35
dwellings.  The reserved  matters comprising access, scale, layout, external appearance and
landscaping will be the subject of future detailed reserved matters applications.

The application has been amended during the application process to reduce the number of
dwellings from 65 to 35, and remove a proposed community medical centre.

This outline planning application as submitted seeks to establish the general principles of
development and the apportionment of dwellings on the site.  An indicative site plan has been
submitted with the application indicates the following:

-  Residential development of the site comprising 35 dwellings of which 40% would be affordable.
-  A development density of approximately 30 dwellings per hectare across the whole site.
-  Dwellings laid out either side of a central estate road running southeast to northwest with a 
   series short cul-de-sacs off to the southwest.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is referred to Committee as a Major Development proposal located outside of the
settlement boundary, and having been requested to be considered at Committee by a local ward
member.

 REASON FOR COMMITTEE CONSIDERATION
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-  An area of Public Open Space towards the northern boundary.
-  A mix of two, three, four and five bedroom dwellings, including two storey detached dwellings 
   and two storey semi-detached dwellings.
-  Footpath connection along Richmond Road to link to the existing footpath to the north.

The site comprises an area of approximately 1.15 Hectares comprising a residential dwelling and
its associated garden, meadow land, an open field and orchard at Richmond Hall, Richmond
Road, Saham Toney.  Richmond Hall comprises a small manor house built in a tudor style of brick
and flint with pan tiled roof. The site is located to the southwest of the village of Saham Toney
with vehicular access via an existing access serving Richmond Hall and two adjacent dwellings.
The site is located outside of the settlement boundary of Saham Toney in the open countryside
with open fields to the north and west.  Broom Hall and its associated mature landscaped grounds
are located to the south of the site.  Residential properties comprising a mix of ages, sizes and
designs are located to the north and east of the site along either side of Richmond Road with the
main built part of the village further to the northeast.

 SITE AND LOCATION

No relevant site history

 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 DC19 Parking Provision

National Planning Policy Framework (NPPF)

 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 have also been taken into account, where appropriate 

No
 EIA REQUIRED
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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

SAHAM TONEY P C

WATTON TOWN COUNCIL

ENVIRONMENT AGENCY

ANGLIAN WATER SERVICE

HISTORIC ENVIRONMENT SERVICE

Object for the following reasons:

1. It is outside the development boundary.  Saham Toney's boundaries were established by
Breckland at the July 2016 consultation and there was just one amendment.  Development
boundaries are in place to constrain development. Our service centre status was also clarified at
this consultation.

2. Schools and the local medical practice are oversubscribed.  This development will place
unacceptable and additional burden of patients to the detriment of the overall wellbeing of the
community conflicting with the core strategy policy CP4 and conflicts with para 70 of the NPPF.
This is a national situation but we have to deal with local issues (localism).

3. The application would create a growth of around 4.7% and expand the population by around
90 persons or a growth of 7%.  As stated at Breckland's July consultation our growth figures are
at zero at this moment in time.

4. A 2009 Village Appraisal stated parishioners would tolerate up to five of any proposed
dwellings at any one time.  This was also stated in July 2015 with a four week consultation period
in the village and an early sighting a neighbourhood plan consultation in July 2016 also states the
same.

No comment on this application as it is in Saham Toney.

No objections.

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

No objections subject to conditions.

The foul drainage from this development is in the catchment of Watton Water Recycling Centre
that will have available capacity for these flows.  The sewerage system at present has available
capacity for these flows.

The proposed development site is a large area of unknown archaeological significance located in
an area of high archaeological potential. This area appears to have been a focus for activity in

 CONSULTATIONS

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 applicant has agreed
to enter into such a legal agreement to provide for CIL compliant obligations.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

NORFOLK WILDLIFE TRUST

LAWSON PLANNING PARTNERSHIP LTD ON BEHALF OF NHS ENGLAND

NORFOLK COUNTY COUNCIL HIGHWAYS

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL

FLOOD & WATER MANAGEMENT TEAM

the Roman period.  Consequently there is potential that significant heritage assets with
archaeological interest, (buried archaeological remains), may be present at the site and that their
significance may be affected by the proposed development. In view of this we request that an
archaeological evaluation be undertaken in the form of a geophysical, (magnetometer), survey
and the results submitted prior to determination of the planning application in order to establish
the significance of the site, in accordance with National Planning Policy Framework (2012), (para
128).

Mitigation to avoid impacts and protected species licencing recommendations within this report
should be incorporated into any planning approval.  Note that confusion regarding the location of
the County Wildlife Site meadow, (CWS 907), has been clarified.  Pleased to see that habitats,
adjacent to the development, including the County Wildlife Site are to be separated from the
development and will continue to be managed in a wildlife friendly way.  The original proposal
included a strong element of green space, including areas for dog walking associated with the
development and we assume that is still part of the amended application.  These measures
should ensure that recreational impacts on nearby designated sites such as Wayland Wood are
minimised.

On behalf of NHS England, due to capacity levels in the area, current priorities and the size of
this development, there is not an intention to seek contribution on this occasion.  NHS England
would therefore not wish to raise an objection to the proposed development.

The applicant has agreed to provide a new footway on the western side of Richmond Road
between the existing footway outside No88 and the junction with Wayland Avenue.  These works
will include the construction of a new footbridge across the river some 120m north of Wayland
Avenue.

The applicant is also willing to fund the erection of part time 20mph signs in the vicinity of the
village school.  Instead of securing these signs through a Section 106 contribution these should
be controlled via condition. Should the Authority support the application it is recommended that
conditions and informatives be included.

Education:
With the permitted development at Cley Lane, Saham Toney, the Primary school is
now deemed full and education contributions will be sought towards a new classroom at Parkers
Primary School.
Library Services:
Financial contribution of 2,625 towards increasing the capacity of mobile library service CEN448
which serves Saham Toney.
Fire Service:
Requirement for a fire hydrant on site.

Object to this planning application in the absence of an acceptable Flood Risk
Assessment ,(FRA), or Drainage Strategy relating to:

- Lack of information regarding expected infiltration rates, including infiltration test results in line
with BRE365 or a suitable alternative method of drainage, as stated in the CIRIA SuDS Manual
(C753);
- Lack of detailed assessment of the risk of groundwater flooding and proposed onsite mitigation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

TREE AND COUNTRYSIDE CONSULTANT

HOUSING ENABLING OFFICER

ASSET MANAGEMENT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

measures;
- Incorrect calculations for Greenfield runoff rates on the site;
- Lack of information regarding the indicative location of surface water drainage features to
demonstrate that sufficient space has been allocated on the site to accommodate all drainage
infrastructure; and,
- Lack of information regarding the proposed management and maintenance of the
surface water drainage system, particularly shared ownership areas and the
highways drainage network.

The outline proposal as amended does not take into account the positioning of trees on the
southern and western boundaries.  The proximity of trees to the woodland and trees which are
subject to TPO will undoubtedly lead to future pressure to remove trees.  In principle I would not
object to the removal of those trees detailed in the supplied arboricultural impact assessment
given that they are generally young and therefore replaceable, however, there does not seem to
be any available space within the proposed layout for replacement planting.

Based on 35 dwellings, there would be a requirement for 14 affordable dwellings consisting of
nine for rent and five for intermediate housing.

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

- Our previous comments relating to any potential significant effects on the nearby designated
sites Breckland Special Protection Area, (SPA), and Breckland Farmland Site of Special
Scientific Interest, (SSSI), and Grove County Wildlife Site, (CWS), have not been addressed.
This information should be provided to the LPA, prior to the determination of this application. 

- Further information is required in relation to Great Crested Newts, prior to determination of this
application.

- Further information is required regarding the mitigation strategy for the translocation of grass
snakes, prior to determination of the application.

- A European Protected Species (EPS) Licence for bats is required and should be in place prior
to works commencing. 

- As trees with potential to support bat roosts have been identified at the site, and it is thought
that a common pipistrelle bat emerged from one of the trees, it is recommended that a plan is
drawn up with the tree locations and provided to those working on the scheme.  If at any point
these trees will be affected, further survey work to assess the presence of bats will be required.

- The mitigation recommended in Section 7.4.ii of the EcIA Report should be implemented to
minimise the impact of the development on local bat populations. 

- A condition to ensure the protection of nesting birds should be attached to the application.
Compensation for the loss of nesting bird habitat should be provided.
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Letters were sent to surrounding properties, site notices displayed around the site and notice
displayed within the local press.

The Council has received representations from in excess of 60 separate individuals raising
objections to the proposed development for the following reasons:

-  Located outside the settlement boundary.
-  Proposals out of scale with village and together with other schemes would result in over
development of the village.
-  No need for number of additional housing in Saham Toney.
-  Detrimental impact on highway safety, particularly along the immediate network through Saham
Toney.
-  Lack of visibility at the site access.
-  Proposed footpaths would require land not within applicants ownership.
-  Lack of services and amenities, including education, health, retail and employment. Existing
education and health facilities are over capacity.
-  Detrimental impact on the character, appearance, setting and feel of the area and village.
-  Existing surface water and foul drainage issues including flooding within village in June 2016.
Flooding issue would be worsened as existing infrastructure is inadequate and could not cope
with additional dwellings.

 REPRESENTATIONS

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

PRINCIPAL PLANNER MINERAL & WASTE POLICY

WATTON MUSEUM

BRECKLAND ASTRONOMICAL SOCIETY

NATURAL ENGLAND

- Working methods that should be adhered to to ensure the protection of water voles is provided
below.

As the development is for more than 10 dwellings, recommend in line with the current Planning
Protocol, that a Phase 1 Desk Study is undertaken so that any risks from contamination are
assessed.

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

Object on the grounds of mineral resource safeguarding.  This is in its capacity as the Statutory
Authority for mineral planning in Norfolk.

No objection to the Planning application as it stands.  However, Watton does need a Museum.

An astronomical observatory is in the neighbourhood and is a Dark Sky Discovery site of the
highest grade.  Light pollution can spread many miles, so we insist lighting design follow
recommended, (simple), CPRE guidelines, and in so doing also avoid unnecessary light pollution
as well as energy consumption.  Light should not be allowed to trespass out of the boundary.
Keep all light fittings horizontally shielded and downward pointing, i.e. not allowing direct light to
shine above the horizon outside the area.  Lighting should be switched off when not in use and
should not be of excessive wattage.

No objections subject to conditions.
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- Increase the risk of flooding elsewhere within the village and on the site.
-  Loss of habitat and wildlife, and detrimental impact on wildlife and biodiversity within the site
and Saham Toney.
- Loss of hedgerows and trees along Richmond Road.
-  Lack of public transport services.
-  Saham Toney is to be removed as a local service centre and the proposed development would
not be sustainable.
-  Detrimental impact on amenity from overlooking, overbearing impact and loss of outlook, and
during construction from noise and disturbance.

1.0 This application is referred to Committee as a Major Development proposal outside of the
settlement boundary of Saham Toney.

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 Saham Toney in an area of open countryside to
the southwest of the village, (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
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 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.  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

 ASSESSMENT NOTES
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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  Saham Toney is currently identified in the Council's Spatial Strategy as a Local Service
Centre and is not allocated any significant growth beyond existing commitments.  It is noted that
in the emerging plan for the District Saham Toney is identified  to be removed as a Local Service
Centre as it no longer meets the required criteria.  However, as the emerging plan is at an early
stage and has yet to be submitted and examined by an Inspector this can only be given very
limited weight. Nevertheless, consideration has been given to the sites accessibility to the current
level and range of services and facilities in the surrounding area. At present Saham Toney does
benefit from a primary school, public house, post office and community centre and recreation
ground and play area.  There is a bus service which runs Monday to Saturdays which provides
hourly services to of Kings Lynn and Watton.  The market town of Watton is also located in
relatively close proximity to the south and provide for a range of the necessary employment,
education, retail and leisure needs of future residents.  In these terms, the application site is
considered to be a sustainable location for some form of new development.

2.8  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the village to the north and would be adjacent to an existing post-war
residential development to the south.  Therefore, the proposal would be closely related to the built
form of the village 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.

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. 

2.10  The provision of up to 35 dwellings as shown on the indicative plan would provide a
significant contribution towards providing housing, particularly in light of the 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 provide for 40% of the scheme to be
affordable dwellings in accordance with the requirements in policy DC04 of the Core Strategy. 

2.11 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 would be recommended, with a further year to start work should permission
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be granted.

2.12 Although the NPPF's presumption in favour of sustainable development is engaged,
paragraph 14 of the NPPF states that permission should be granted unless any adverse impacts
of doing so would significantly and demonstrably outweigh the benefits, when assessed against
the policies of the framework taken as a whole; or, specific policies in the Framework indicate that
development should be refused. Therefore, a development needs to be acceptable in terms of its
other environmental, social and economic implications which are considered in detail later in this
report.

3.0 Design and Impact on Character and impact on surrounding area and landscape

3.1  The NPPF highlights in paragraph 56 that "The Government attaches great importance to the
design of the built environment. Good design is a key aspect of sustainable development, is
indivisible from good planning, and should contribute positively to making places better for
people."

3.2  Paragraph 64 further states that "Permission should be refused for development of poor
design that fails to take the opportunities available for improving the character and quality of an
area and the way it functions."

3.3  Development within the District is further 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.
The importance of the character and form, height, scale, massing and layout amongst other key
design considerations are also set out in policy DC16 of the Core Strategy. 

3.4  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.

3.5  The Breckland District Landscape Character Assessment, (2007), indicates that the
landscape is classified as part of the River Wissey Settled Tributary Farmland (B5) character
area. The site is in the Saham Toney South West (ST1) character area as identified within the
Settlement Fringe Landscape Character Assessment (2007) which is considered to be highly
sensitive. General Landscape Management  principles include conserving the landscape setting
of Saham Hall and Broom Hall. The principles for new development include; conserving the
sensitive rural gap between Watton and Saham Toney created by the wooded watercourse and
parkland landscape of Broom Hall; avoid infill or the creation of further blocks of development.
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3.6  The proposed development would extend the built up area of the village westwards and the
appearance of the site would clearly change from open garden and fields to a housing estate.
The scheme would abut the settlement boundary and when viewed from the north would be set
behind existing built form of the village and when viewed from along Richmond Road to the south
the mature trees would help to screen the proposals.

3.7 However, the site sits on the south-western edge of the settlement in an open setting beyond
the denser pattern of streets within the main part of the settlement further to the northeast, and
linear built up frontage along Richmond Road. Whilst the southern part of the proposed
development would utilise the curtilage of an existing substantial dwelling and is more closely
related to other buildings and the settlement pattern, the northern part of the site would introduce
a substantial amount of built development into open fields and an open landscape. The proposals
would result in a finger of consolidated built development extending out into an otherwise open
setting. The creation of a consolidated block of development protruding out into this open setting
is considered to be detrimental to the settlement form of Saham Tobey which is more limited
along this western edge, and the wider character and openness of the surrounding landscape
and countryside.

3.8 With regards to the loss of Richmond Hall and its associated ancillary buildings, it is noted
that whilst of traditional appearance and materials the site and buildings are not listed either
nationally or locally as of being of important architectural, historic, or cultural significance. The
loss of the buildings themselves alone would therefore not be considered to have significant
impact on the historic environment and character and appearance of the surrounding area.
However, it is noted that their open setting and landscaped grounds do contribute to the
character and appearance and the landscape quality of the site and surrounding area. 

3.9 With respect to scale, appearance and landscaping it is noted that these are reserved matters
to be considered at a later date and limited weight can be attributed to those indicative details
submitted and the potential for securing a high quality design and appearance. Having regard to
the above, it is considered that the proposals would result in a harmful intrusion into the open and
rural landscape to the detriment of the character and appearance of the settlement and
surrounding landscape.  Therefore, the proposal would conflict therefore with Core Strategy
Policies CP11, DC02 or DC16, and would fail to improve the character and quality of the
surrounding area contrary to the policies set out in paragraphs 58 and 109 of the NPPF.

4.0 Highway Safety and Traffic Implications

4.1  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; 
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   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.

4.2  Outline permission is sought for residential development at the site with access to the site to
be provided via a single access off the western side of Richmond Road within a 30mph section of
the highway.  The Highways Authority have reviewed the proposals and have raised no
objections subject to conditions and provision of footpath links to connect the site to the existing
network and road signage near the school.  It is not considered that the full extent of footpath
improvements requested by the Highways Authority would meet the tests for conditions and
obligations set out in the NPPF, and further would have significant viability and landscape
character implications.  However, it is considered reasonable and necessary to secure a scheme
of off-site improvements to the highway including road safety signage and the provision of a
footpath from the access northwards along Richmond Road to connect into existing footpath and
a section of footpath to the south of the site access with pedestrian crossing to connect site to
footpath on eastern side of Richmond Road. The applicant has agreed to such a scheme of
works and these could be adequately secured by way of a condition and the applicants entering
into an agreement with the Highways Authority under Section 278 of the Highways Act to provide
these works.

4.3  With regards to traffic generation, given the number of dwellings proposed the proposal will
inevitably result in some additional vehicular traffic on the surrounding highway network and
additional traffic slowing and turning into and out of the site access.  However, it is not considered
that a residential development of the size indicated would cause severe impacts on the capacity
of the surrounding network.  The amended plan shows the provision of adequate visibility north
and south along Richmond Road at the vehicular access. The indicative layout also demonstrates
that sufficient vehicular parking would be provided for each dwelling on site. Whilst the full extent
of footpath connections requested by the Highway Authority are not considered necessary and
appropriate, the proposed footpath connections agreed with the applicant above are considered
to be reasonable and provide for adequate pedestrian links into the surrounding footpath network.

4.4  Having regard to the above and the comments of the Highways Authority it is considered that
the proposed access arrangements would be acceptable and subject to conditions securing a
scheme of off site highway works, including a scheme to provide sections of footpath and a
pedestrian crossing, 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'. 

5.0 Amenity considerations

5.1  The application site sits on the western edge of Saham Toney adjacent to single storey
residential properties and two storey dwellings to the east.  The land levels within and
immediately adjacent to the site slope generally downwards from the northeast to the southwest.
The provision of landscaping and planting along the site boundaries together, with appropriate
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fencing would further ensure sufficient privacy screens would be provided.  Whilst the proposals
would alter the open outlook from the rear of these neighbouring properties, there is nothing to
suggest that the development, if appropriately designed and laid out, would have an overbearing
effect on adjacent dwellings to the northeast or cause undue overlooking or overshadowing.
Therefore, it is considered that the proposals would not cause unacceptable impact on the
amenity of those residents to the west of the site.

5.2  Given the density, height and scale of the dwellings proposed it is considered that in principle
the proposals would provide for an acceptable form of residential environment. However, it is
noted that the dwellings as shown  to be located towards the southern boundary on the indicative
plan would provide minimal separation to the belt of substantial mature trees to the south.  It is
noted that this would significantly restrict provision of adequate private amenity space and levels
of outlook and daylight for these dwellings and their future occupants, and also put pressure on
the future of these important protected trees. Those plots would therefore have to be reduced in
size in the detailed design of the scheme. Given that this application is in outline with all matters
reserved it is noted that this could be adequately secured through the detailed design of the
proposed development within reserved matters applications.

5.3  Additional traffic movements would result in some additional disturbance to existing residents
along Richmond Road approaching the application site. However, given the existing situation, the
size of the site 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.

5.4  The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing details of foul and surface water drainage. Having
regard to the above, 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.

6.0 Flood risk and drainage

6.1  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.
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6.2  The applicants have submitted a site specific flood risk assessment and preliminary drainage
strategy.  The application site is located within flood zone 1 and is therefore within an area at
lowest risk of flooding from various sources including that from rivers, surface water, tidal,
reservoir and canal sources. However, from the comments of the LLFA, it is noted that the site
sits adjacent to areas of medium-high risk of surface water flooding, with ordinary watercourses
also running to the northwest and east of the site; the site is identified as being at high risk of
ground water flooding; and that there are records of sewer flooding to the north east of the site.
Indeed it is also noted that a large number of the objections received from members of the public
highlight recent incidents of flooding in the surrounding area.

6.3  With regards to managing surface water flows, it is noted that the site predominantly
comprises permeable areas including gardens and fields, and that the proposals would introduce
a significant increase in the extent of hardstanding from the buildings, roads, footpaths and
driveways. The preliminary drainage strategy proposes to use infiltration methods to manage
surface water.  However, the LLFA have raised objections to the proposed development raising
concerns that the proposed drainage strategy has not been informed by any ground testing or
infiltration testing, has failed to assess the impacts and implications of ground water flooding, and
that the run-of rates calculated to determine the necessary attenuation are incorrect.  In addition,
that no alternative methods of managing surface water have been identified or assessed, and
that the indicative plan has failed to demonstrate that the site could accommodate the necessary
drainage infrastructure, and any necessary exceedance flows.

6.4 It is noted that whilst the indicative plan shows a pond within the landscape open space it has
not been demonstrated that this would provide the necessary on site attenuation. Therefore,
additional space for attenuation and drainage infrastructure maybe required on site in order to
ensure the proposed dwellings are not at risk of flooding and to avoid increasing the risk of
flooding elsewhere.  Having regard to the above it has not been demonstrated that 35 dwellings
could be provided on the site without being at risk of flooding themselves and without increasing
the risk of flooding elsewhere.

6.5  Foul drainage would be via the existing mains system.  Anglian Water have confirmed that
there would be capacity available in the surrounding sewerage system and within the Watton
Water Recycling Centre for the flows from 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.

6.6  In this instance it is noted that the Lead Local Flood Authority have raised objections to the
proposed development.  Given that this outline application seeks permission for the principle of
residential development of up to 35 dwellings, the Council would need to be satisfied that 35
dwellings along with all necessary drainage infrastructure could be accommodated on the site.
Having regard to the comments of the LLFA, the submitted information and indicative layout
plans it is considered that the application has not demonstrated that in principle a residential
development of up to 35 dwellings could be provided on the site whilst providing for sustainable
drainage, that would not increase the risk of flooding elsewhere. The proposals would therefore
be contrary to paragraphs 103 and 120 of the NPPF and Core Strategy Policy DC13.
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7.0 Ecology and Arboriculture 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.

7.2  With regards to implications on protected sites the site is located approximately 1.4 kms from
the Breckland SPA and the Breckland Farmland SSSI, approximately 1.5kms from the buffer
zone of the SPA for the stone curlew, and within close proximity to The Grove County Wildlife
Site.  Natural England have raised no objections to the proposals with respect to the impacts on
protected sites and advised that the Local Planning Authority is not required to undertake an
appropriate assessment under the requirements of, the Habitat Regulations and Section 28(I) of
the Wildlife and Countryside Act 1981, (as amended). 

7.3  With regards to protected species and local flora and fauna, the application site currently
comprises a dwelling, open fields and domestic gardens and a variety young and mature trees.
The ecological appraisal identified the presence of bats and grass snakes within the site, that the
development would result in the destruction of great crested newt habitats, and that water voles,
breeding birds would also be present in the surrounding area. The Council's ecologist has
reviewed the proposals and submitted reports and notes that adequate mitigation and protection
measures could be secured to avoid harm caused to bats, breeding birds, water voles and
biodiversity enhancements could be secured via conditions.  However, the Council's Ecologist
has requested further surveys be undertaken on Great Crested Newts to fully assess the
implications of the development, and further information on the mitigation measures to be put in
place for the translocation of grass snakes, prior to the determination of the application. 

7.4   Therefore, it is considered that insufficient information has been submitted to allow for a full
assessment of the implications of the proposed development on protected species within and
around the application site, and that it has not been demonstrated that the application could
provide for adequate mitigation and protection measures to avoid harm caused to protected
species and their habitats.  Having regard to the comments of the Council's ecologist and the
potential implications from the development on statutorily protected species, it is not considered
that the Local Planning Authority could reasonably determine that a European Protected Species
Licence would be issued. 

7.5  With respect to arboricultural implications, the proposed development as set out in the
indicative site plan would retain the existing trees along the boundaries of the site.  Otherwise the
site comprises predominantly open gardens and fields and those trees identified to be lost are not
considered to be a constraint on development.  The Council's Arboriculture Officer has raised
concerns that the indicative layout does not provide sufficient separation to the protected trees to
the south of the site.  However, it is noted that this application is in outline with all matters
reserved, and indeed any detailed scheme would need to provide greater separation to the belt of
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protected trees to the south in order to ensure their long-term retention.  It is considered that
subject to the re-siting and reduction in the size of dwellings in this part of the site, in principle up
to 35 dwellings could be provided on site and the mature trees would not be a constraint on
development.

7.6  In order to ensure that the detailed design and layout of the site take full account of existing
mature trees with sufficient separation distances, if permission were to be granted it is considered
that a condition would be necessary requiring the submission of a detailed Arboricultural Impact
Assessment and Method Statement to be submitted within the reserved matters applications,
together with landscaping plans to show the retention of these trees and adequate separation.

7.7  In conclusion, it is considered that it has not been demonstrated that the proposed
development could provide satisfactory mitigation to avoid unacceptable impacts on ecology and
nature conservation contrary to the objectives of the NPPF and Core Strategy Policy CP10.

8.0 Other material considerations

Local infrastructure

8.1  A number of the concerns raised by the Parish Council and local residents highlight the
ability of the highway, social, health, education and general infrastructure of the village to cope
with additional housing development and resultant population growth.  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.  Financial
contributions would be made to the expansion / improvement of local school accommodation, as
well as to the mobile library service.  Consultation responses from NHS England indicate that no
financial contributions would be required in this instance to mitigate for the additional demands
from the development on health services.  It is also noted that current issues relate to problems of
doctor recruitment, a matter for the NHS and beyond the control of the planning system.
Additional public open space would also be provided on site.

Impact on archaeological assets

8.2  With regards to archaeological interests, the Historic Environment Service note that there
have been pre-historic, roman and post 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.  They have subsequently recommended that
further archaeological investigation in accordance with an approved scheme be undertaken prior
to the determination of the application.  However, it is noted that the application is submitted in
outline with all matters reserved.  Therefore, subject to a condition securing the results of a
written scheme of archaeological evaluation to be submitted with detailed reserved matters
applications, it is considered that sufficient information and if necessary any mitigation would be
secured at the reserved matters application and detailed design stage.
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Land contamination

8.3 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.

8.4  The application has been reviewed by the Council's Contaminated Land Officer who has
recommended the submission of a phase 1 contamination report given the scale and nature of
the proposed development.  It is noted that the site is partly in use for residential purposes
including a dwelling and associated out buildings and green house and the remainder of the site
is an open grassed field last used for agricultural purposes.  Whilst land levels slope it is
considered that any necessary land forming would be a constraint on development, and given the
current and historic uses of the site it is considered that in principle the site would be suitable for
residential use. It is noted that the Environment Agency do not consider the presence of a
principal aquifer under the site to be of high risk.  Therefore, subject to conditions securing
approval of detailed site investigations and necessary remediation measures prior to construction,
it is considered that the proposed site would be suitable for residential development and the
guidance contained within the NPPF would be met.

Mineral Interests

8.5  Policy CS16 of the Norfolk Minerals and Waste Core Strategy requires that in mineral
safeguarding areas, development proposals are supported by appropriate investigations to
determine whether there any mineral resources of economic value and whether they can be
extracted economically prior to the commencement of development.  Paragraph 144 of the NPPF
states that LPA's should not normally permit other development proposals in mineral
safeguarding areas where they might constrain potential future use for these purposes.

8.6  A small section of the south east part of site is underlain with sand and gravel resources
which are safeguarded under the Norfolk Minerals and Waste Core Strategy.  The Mineral
Planning Authority have raised objections to the proposed development as there is the potential
for valuable minerals to be within the site.  However, it is noted that the application is submitted in
outline with all matters reserved. Given that the intention of the policy is to ensure any viable
minerals are not sterilised, subject to a condition requiring the submission and approval of further
site investigations and assessment of the viability of extraction, together with a Minerals
Extraction and Management Plan, it is considered that there would be sufficient measures in
place to avoid sterilising any important and economically valuable mineral resource, in
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accordance with policy CS16 of the Norfolk Minerals and Waste Core Strategy and the NPPF.

9.0 Conclusion

9.1  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.

9.2 The benefits of the development can be summarised as follows:

-  provision of a significant number of new dwellings that will contribute 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.

9.3  The site is considered to be located in a sustainable location, accessible to facilities and local
services within Saham Toney which would provide for some daily needs of future residents, with
other needs being met in nearby Watton.  The existing local bus service provision would assist in
connecting the dwellings to services in higher order settlements.  Whilst concerns have been
raised regarding the capacity of local health and education infrastructure, 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.

9.4  However, there will be a significant change to the open character and appearance of the site
and the form and shape of the settlement pattern.  The proposed development would protrude
out into the open countryside, significantly beyond the existing built form proposals resulting in a
harmful intrusion into the surrounding landscape and open countryside.  The amount and density
of development would also not reflect the sites peripheral location on the southwestern extremity
of the settlement bordering open fields to the northwest and southwest.  As a result, the proposal
would result in significant harm by way of the amount and density of development and the
protrusion of built form into an otherwise open and rural setting.

9.5  In addition, it is not considered that it has been demonstrated that up to 35 dwellings could
be provided on site whilst ensuring the dwellings would be safeguarded from flooding and the
proposals would not increase the risk elsewhere, contrary to paragraphs of the NPPF and policy
DC13 of the Core Strategy.  In addition, insufficient information has bene submitted to fully
assess the implications on Great Crested Newts a European Protected Species and grass
snakes also protected under the Wildlife and Countryside Act and therefore it is not possible to
conclude that the proposals would not have significant adverse impacts on wildlife and nature
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Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

conservation interests.

9.6  For the reasons summarised above, it is concluded that the site is in a sustainable location
for housing development but that the identified harm caused to the character of the site and
surrounding area and potentially to nature conservation interests and flood risk would 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 therefore the application is recommended for
refusal.

10.0 RECOMMENDATION

10.1  The application is therefore recommended for refusal.

9035
9035

9035
9035
AN87

Character and openess
Insuffiicent informatio with repsect to drainage
flood risk
Insuficient infromation on ecological impacts
No legal agreement
Application Refused Following Discussion - No
Way Forward



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

2

ATTLEBOROUGH
Land at Haverscroft House Farm
London Road

Orbit Homes (2020) Ltd
C/O Agent 

PlanSurv Limited
Unit 112 Lancaster Way Business Park

Erection of 200 dwellings with associated works, landscaping, play areas,
vehicle/cycle paths

Full

3PL/2016/0325/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

1. Policy matters
2. Local character
3. Amenity
4. Traffic

 KEY ISSUES

Full planning permission is sought for the development of 200 dwellings and associated open
space and access roads on land off London Road, Attleborough.  The development would
comprise a mixture of two, three and four bedroomed dwellings, including detached, semi-
detached and terraced properties.  A small number of bungalows are proposed, but otherwise the
scheme would be made of two storey houses.  A new access is proposed onto London Road,
together with a network of estate roads.  Footway and cyclepath links are proposed along London
Road frontage, together with an emergency access.

A number of amendments to the detailed layout and design of the development have been made
following discussions with officers.  Further information in relation to ecology and drainage has
also been provided to address concerns raised by consultees.

In addition to plans and drawings, the application is supported by a range of technical reports and
documents, including a Planning Statement, Design & Access Statement, Transport Assessment,
Interim Travel Plan, Landscape & Visual Impact Assessment, Tree Report, Flood Risk
Assessment, Contamination Report, Noise Assessment, Housing Need Report, Housing Land
Supply Report, Sustainable Development Statement, Archaeological Evaluation & Investigation
and Ecological Appraisal.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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The application site comprises an area of open agricultural land located on London Road on the
south-western edge of Attleborough.  It is rectangular in shape, extends to some 6.6 hectares and
is generally level.  The land is bounded to the north-west by the A11 trunk road, to the south-east
by London Road, to the north-east by housing and the south-west by further agricultural land.
Planning permission has been granted for the development of land on the opposite side of
London Road for industrial and employment purposes.

 SITE AND LOCATION

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.04
CP.05
CP.10
CP.11
DC.01
DC.02
DC.04
DC.12
DC.13
DC.16
NP
NPPF
NPPG

Housing
Infrastructure
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Flood Risk
Design
Neighbourhood Plan
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 

No. A negative screening opinion was issued on 2015.
 EIA REQUIRED

3SR/2015/0010/SCR
Erection of approx 200 dwellings, garage, roads & asociated infrastructure (Screening Opinion)

A Section 106 Agreement is being drafted to secure the provision of affordable housing, public
open space and contributions towards local infrastructure.  Discussion with the applicant are on-
going in respect of health care contributions.

 CIL / OBLIGATIONS
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ATTLEBOROUGH TC

ENVIRONMENT AGENCY

ANGLIAN WATER SERVICE

HIGHWAYS ENGLAND

HISTORIC ENVIRONMENT SERVICE

NATURAL ENGLAND

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER

LAWSON PLANNING PARTNERSHIP LTD ON BEHALF OF NHS ENGLAND

NORFOLK COUNTY COUNCIL HIGHWAYS

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL

FLOOD & WATER MANAGEMENT TEAM

TREE AND COUNTRYSIDE CONSULTANT

Refuse as this land is outside of the core strategy, the development boundary, policy boundary
and the emerging Neighbourhood Plan.  Also concerns that there is only one vehicle access onto
a very busy road.  Projected 4,000 new homes within the Core Strategy and emerging Local Plan
and Neighbourhood Plan, will these contribute to this total?  The development is offering no value
to the town through S106 Agreement.

No objection.

The foul drainage from this development is in the catchment of Attleborough Water Recycling
Centre that will have available capacity for these flows.  The sewerage system at present has
available capacity for these flows via a direct connection to Attleborough Water Recycling Centre,
via a pumped regime at a rate of 5.20l/s.

Holding direction pending the receipt of further traffic information.  Further comments awaited on
revised Transport Asssessment.

No objection subject to conditions.

No objection. Natural England advises your authority that the proposal, if undertaken in strict
accordance with the details submitted, is not likely to have a significant effect on the interest
features for which Norfolk Valley Fens SAC has been classified.  Natural England therefore
advises that your Authority is not required to undertake an Appropriate Assessment to assess the
implications of this proposal on the site's conservation objectives.  In addition, Natural England is
satisfied that the proposed development being carried out in strict accordance with the details of
the application, as submitted, will not damage or destroy the interest features for which the
Swangey Fen SSSI has been notified.

Concerns raised about levels of natural surveillance and parking courts.

A developer capital contribution of 63,080 is sought to mitigate the impact of the proposed
development on Primary Healthcare services.

Concerns raised about the detailed layout of the development, with particular reference to the
absence of loop roads, the use of parking courts and the number of accesses.  No objection in
relation to proposed access onto London Road or to the wider impacts of the proposal on the
surrounding road network.

No objection subject to contributions being secured to education, (1,199,276), and library
services, (48,800).

Concerns raised about proposed drainage strategy.  Officer note - further information has been
submitted subsequently to address these issues.

No objection subject to conditions.
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One local representation has been received raising concerns about drainage matters.

 REPRESENTATIONS

1.0 This application is referred to Committee as a major development and 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
Attleborough.  Its development for housing would conflict with Core Strategy Policy CP14 which
seeks to focus new housing within defined settlement boundaries.  However, as the Council can
not 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.  It is considered therefore that
Policy CP14 should be afforded reduced weight. 

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.

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER

FACILITIES MANAGEMENT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICER

CONTAMINATED LAND OFFICER

AIR QUALITY OFFICER

NORFOLK RIVERS INTERNAL DRAINAGE BOARD

No objection subject to the provision of 40% affordable housing.

No objection.

No objection in relation to on-site impacts.  Concerns raised about potential recreational effects
on designated sites elsewhere in the locality.  Officer note - further information has been
submitted to address these concerns.  It is also noted that Natural England has raised no
objection in this respect.

No objection subject to conditions requiring a scheme to protect dwellings from traffic noise from
the A11 and London Road, and a construction management plan.

Further information requested.

An air quality assessment is requested.

No objection.

EAST HARLING I D B -  No Comments Received 
ENVIRONMENTAL PLANNING -  No Comments Received 
PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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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.  Substantial commercial
development has been approved on the opposite side of London Road.  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.  Whilst the proposed would result in some loss of rural setting to
this part of the town, for the reasons set out below it is not considered that the harm caused
would be substantial (section 3.0).

2.5  Attleborough is identified in the Council's Spatial Strategy as having potential for substantial
growth, harnessing economic expansion along the A11 and providing housing to support such
growth, including at Snetterton Heath.  The town provides a range of shops and services,
including public transport, together with opportunities for employment and leisure.  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.  Local bus services operate in
the vicinity of the site, providing regular services to the town centre and to Norwich via
Wymondham.  Rail services to Norwich and Cambridge are available from Attleborough Station.
In these terms, the application site is considered to be a sustainable location for new
development.

2.6  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.

2.7  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.

2.8  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 suitable
for residential development subject to improved links to local services and appropriate landscape
mitigation.  The site is noted as a 'reasonable alternative' for residential development in the
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emerging Local Plan.

2.9  Based on the information currently available, it is not considered that there any technical
constraints which would prevent the development coming forward in the short term.  The
applicant, Orbit Homes, (2020), Limited, is the market housing arm of Orbit Group, one of the
largest registered social housing providers in the UK, and has a proven track record of housing
delivery.  However, in order to encourage the early delivery of the proposed housing, a two year
time limit for the commencement of development is recommended.

2.10  As far as other policy matters are concerned, it is proposed to that 40% of the development
would be provided as affordable housing in line with Core Strategy Policy DC4, although the
precise mix of tenures remains to be agreed.  The requirement of Policy DC11 to provide for the
recreational needs of future residents would be met by the provision of some 1.1 hectares of
public open space, including a new 'trim trail'.

2.11  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 Character and appearance

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 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 landscape to the west of Attleborough generally has a moderate sensitivity to
change, though areas to the south of the A11, (including the application site), have a lower
sensitivity, due mainly to the urbanising effect of the existing development and major road
infrastructure.

3.2  The proposed development would extend the built up area of the town south westwards and
the appearance of the site would change from farmland to a built up housing area.  The scheme
would thus transform the appearance of the site and erode much of the open aspect of the site.
However, the site has only limited scenic qualities, and the visual impact of the development
would be relatively localised, as views in the wider landscape would be heavily filtered by
intervening vegetation and the local topography.  From nearby viewpoints the proposal would be
seen against the backdrop of existing housing and commercial development on London Road
and in the context of adjacent major road infrastructure.  Further commercial development has
been approved on the opposite side of London Road which will inevitably give the surrounding
area a more built up appearance.  In this context, it is considered that the proposal would not
appear unduly out of place.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

3.3  Existing landscape features within the site are limited, but these would be retained wherever
possible, including  a group of ash and oak trees on the London Road frontage and boundary
hedging elsewhere.  An existing pond and drainage ditch would be retained within proposed open
space areas. Some roadside hedging would be removed to make way for the proposed access.
To further assist with the assimilation of the development, extensive new soft landscaping is
proposed as part of the development, including a 10 metre wide planting belt along the south-
western site boundary to help create a soft edge to the scheme.  This planting belt would
comprise native trees and hedging, and would be planted at an early stage in the development
process.

3.4  It is considered that the layout and design of the proposal is generally well conceived.  The
scheme would include a range of property types and sizes, with dwellings arranged to create
varied and well-defined street spaces and areas of different character.  Green infrastructure
would be well integrated into the development, with a central open space providing a key focal
point.  Along the site frontage housing would be set back from the road in a linear fashion to
retain existing vegetation and to reflect the pattern of development elsewhere in the locality.  At
around 31 DPH the proposed housing density would not be high and would be comparable with
other large scale housing nearby, which range from 30-35DPH.  The scale of the development,
(not more than two storeys), would also be consistent with surrounding development.  House
types would be conventional in design, and external materials would reflect those used elsewhere
in the locality.

3.5  Taking all these matters into consideration it is considered that whilst the proposal would
result in a loss of open countryside, the overall effects on the adjacent rural landscape would not
be significantly harmful.  Any conflict with Policy CP11 would be minor in nature therefore.  The
layout and design of the scheme would relate satisfactorily to nearby development.  In this
respect the proposal would accord with Core Strategy Policies DC2 and DC16 and paragraph 58
of the NPPF.

4.0 Effects of local amenity

4.1  There are a number of residential properties adjacent to the north-eastern boundary of the
site, which would inevitably be affected to some degree by the proposed development.  The
properties most affected due to their close proximity would include an existing dwelling on London
Road immediately adjacent to the site and three new dwellings erected recently in its rear garden.
These dwellings would suffer some loss of outlook and privacy, although given that boundary
screening and reasonable separation distances would be maintained, it is not considered that
such impacts would result in significant harm. Other neighbouring properties along Hillsend Lane
are generally located further away, but in any event existing boundary screening would be
maintained and additional separation provided by proposed open space areas.  The proposed
development would result in additional disturbance from traffic and general activity, but for the
reasons set out above it is not considered that such effects would be significant in this edge of
town location.  Disturbance from construction work could be controlled by planning condition.

4.2  Some of the proposed dwellings would be affected by traffic noise, especially those near to
the site boundary with the A11 trunk road and to a lesser extent fronting onto London Road.
However, subject to the provision of a 3 metre high noise barrier along the A11 and acoustic
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glazing systems, it is considered that an appropriate standard of internal amenity would be
achieved for future residents.  Some further works are considered necessary to ensure that noise
levels in garden areas would also be acceptable.  These measures can be secured by an
appropriately worded planning condition.

4.3  On this basis, it is considered that the proposal would not result in unacceptable effects on
the amenities of local residents and would provide appropriate living conditions for future
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  Vehicular access to the development would be provided by a new access junction onto
London Road and a series of interconnected internal roads.  A second access for emergency
vehicles is also proposed.  A new footway/cycleway would be provided on the site frontage and
would extend north-eastwards for around 170 metres to link with existing footways.  A new
gateway feature is also proposed on London Road, which would coincide with an extended 30
mph speed limit.

5.2  The impact of additional traffic generated by the proposal on the surrounding road network
has been modelled and assessed, and the results presented in the submitted Transport
Assessment,(TA).  The TA estimates that the proposal would generate 108 and 118 additional
traffic movements per hour during the morning and evening peaks respectively, around 70% of
which would head westwards to access the A11 and around 30% would travel eastwards through
the town centre.  Based on these assumptions and the subsequent technical analysis, the TA
indicates that the surrounding road network can satisfactorily accommodate the traffic generated
by the proposal, and other committed developments in the area, provided that planned works to
upgrade the junction of High Street / Connaught Road / Exchange Street are undertaken.  This
upgrading work, or a contribution to a suitable alternative scheme, is required in connection with
the development of land off London for 375 dwellings by Taylor Wimpey.  On this basis, the
Highway Authority has raised no objection to the proposal in terms of junction capacity.  Further
comments from Highways England on this point are awaited.

5.3  A range of sustainable transport options would be available to future residents.  In this
respect it is noted that the development would enjoy good walking cycling links to nearby
facilities, including the proposed new primary school on London Road.  Existing bus services
provide links to the town centre and to Wymondham and Norwich, and there are rail services
from Attleborough Station to Norwich and Cambridge.

5.4  The proposed new access onto London Road would accord with relevant technical standards
including in relation to visibility splays.  The Highway Authority has confirmed that it is content
with this arrangement, subject to the provision of new footways and various traffic management
measures.  A number of detailed concerns have been raised, however, about the internal layout
of the development, including in respect of the lack of internal loops, the number of accesses, the
use of private parking courts and the location of the emergency access off a shared surface road.
 Amendments have been made to the proposed layout, including the provision of a loop road and
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Planning Permission RECOMMENDATION

 CONDITIONS

additional visitor parking.  Parking would be provided in accordance with relevant standards and
parking courts, where proposed, would be well related to the dwellings served and overlooked.

5.5  Subject to any further comments from NCC Highways and Highways England, it is
considered that the proposal is acceptable in access terms.  In accordance with paragraphs 32
and 35 of the NPPF, a safe and suitable access would be provided and any residual impacts on
the local road network would not be severe.

6.0 Conclusion and the planning balance

6.1  Although outside the Settlement Boundary, the proposed development would nonetheless be
well related to the built form of Attleborough and would not result in an unacceptable intrusion into
the rural setting of the town.  Local services and facilities would be readily accessible and a range
of sustainable transport options would be available to new residents.  Whilst there would be some
loss of open countryside, the development would be generally consistent with the character of the
surrounding residential development and extensive landscaping is proposed to help mitigate any
adverse visual impacts.  The development would also make a significant contribution towards the
supply of housing, including affordable housing, which weighs heavily in favour of the scheme
given current shortfalls in housing land supply.

6.2  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.  In principle, the site is considered to be suitable for residential
development.

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

3007
3047
3935
3940
3935
3750
HA03A
3935
HA39B
3943
3992

Full Permission Time Limit (2 years)
In accordance with submitted
Affordbale housing provision
Ecological surveys/mitigation
Construction management
Non-standard highways condition
Road Surfacing
Car parking provision
Highway improvements off-site B
Contamination found during development
Non-standard note re: S106
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3104

DE08

3408

3405

3414

HA01

HA02

HA39A

3802

3944

3925

External materials to be approved

Slab level to be arranged

Landscaping - details and implementation

Fencing/walls - details and implementation

Fencing protection for existing trees

Standard estate road conditions

Standard estate road condition

Highway improvements-offsite A

Precise details of surface water disposal

Contaminated Land - Desk Study/Site
Investigation
Fire Hydrants

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

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

3996
4000
2014

Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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NECTON
Town Farm
Chantry Lane

Mr Ian Thompson
Town Farm Chantry Lane

Geoffrey Reeve Architect
20 Mill Lane The Common

Four new dwellings

Outline

3PL/2016/0388/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
Highways
Trees and Landscape
Layout and Amenity
Contaminated Land
Other matters

 KEY ISSUES

The application seeks outline planning permission with all matters reserved for four detached
dwellings on land currently used as a car sales and repair business.  The site area is 0.16ha.

The site lies outside the Settlement Boundary of the village of Necton, however, the access track
and part of the western boundary of the site lies immediately adjacent the Settlement Boundary.
The application site is currently used for car sales, comprises a workshop and sales area.  It is
classed as a brownfield site.  It lies adjacent to the dwelling known as Town Farm which is owned
by the applicant.  The site is accessed off an existing private track off Chantry Lane and is located
approximately 30m from the edge of the Necton Settlement Boundary.  The site is also located in
an area defined by the Council's Landscape Character Assessment as River Wissey Tributary
Farmland.  The site is surrounded by open countryside in all directions, except to the north-west
where there is existing residential development.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2012/0788/F - Change of use of land for car sales and retention of workshop and portacabin
for established business (retrospective) - Approved 

 RELEVANT SITE HISTORY

CASE OFFICER: Simon Wood

No
 EIA REQUIRED
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3PL/2012/0159/F - Change of use of land to car sales and erection of workshop and office
(resubmission) (retrospective) - Refused

3PL/2011/1161/F - Change of use of land to car sales, erection of workshop/garage and
portacabin as office - Approved

3PL/2011/0909/O - Residential development (10 dwellings) - Refused 

3PL/2002/0623/F - Extension to existing dwelling  - Approved

3PL/2014/0590/O - Outline consent for 4 detached dwellings - Approved

 POLICY CONSIDERATIONS

NECTON PARISH COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

The Parish Council supports the application but comments that the current track is not wide
enough for two cars.

The Highway Authority notes that consent exists under reference 3PL/2014/0590 for four
dwellings adjacent to this site.  There would be no highway objections to a further four dwellings
being served by the access subject to a condition relating to the widening of the access for the
first 10m, provision of parking and visibility splays and turning area.

The report is the same as for application 3PL/2014/0590/O and the previous comments apply.

The tree officer is happy with the survey provided but has concerns over the possible impact of

 CONSULTATIONS

CP.11
CP.14
DC.01
DC.05
DC.07
DC.12
DC.16
DC.19
NPPF

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Affordable Housing on Exception Sites
Employment Development Outside of General Employment Area
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 8, 14, 17, 47, 49, 56-66

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 

None

 CIL / OBLIGATIONS
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Two letters of concern have been received raising the following issues:

 - Concerns over entrance to Town Farm
 - Concerns over suitability of culvert under the main road
 - Issues around flooding on Lower Chantry Lane
 - Is existing car sales business to be maintained whilst houses are being built.

One letter of support received indicating the farm is no longer a viable agricultural unit.

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as it represents a departure from
policy comprising development outside of a Settlement Boundary. 

2.0 Principle 

2.1  The site is located outside the Settlement Boundary in an area of open countryside, (as
defined by policies SS1, DC02, CP01 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009).  The proposal should therefore be refused unless
there are material considerations that dictate otherwise.  The lack of a five year housing supply
carries significant weight in the consideration of the application.

2.2  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.  This means that permission should be
granted for sustainable development unless the benefits of development are significantly
outweighed by any adverse impacts. 

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

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

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

 ASSESSMENT NOTES

one dwelling on trees and the layout should reflect this.
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2.4  Environmentally, this is a brownfield site already in use as car sales and repairs.  This,
together with the fact that the site is well screened from public view, indicates that the proposal
would not have significantly negative effects on the environment in this location.  It should be
noted that consent has been granted for four dwellings on land adjacent to this site, but
associated with it. 

2.5  In terms of the economic and social criteria, the site is currently in employment use and
occupied by an existing commercial premises.  Whilst acknowledging that an existing
employment use would be lost, the proposal would help to support existing facilities within the
village as well as helping to sustain facilities in the surrounding larger settlements.

2.6  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.  Necton is classified as a
Service Centre Village which are defined as those that contain adequate services and facilities to
meet the day to day requirement of their existing residents.  In terms of services and facilities
Necton has a primary school, doctors surgery, (this is a satellite surgery part of the Swaffham
branch), Post Office, Shop, Public house and access to public transport.

2.7  Given the size of the site and the scale of development no S106 contributions are required. 

2.8  In summary, it is considered that the site is in a suitable location for development and that
the positive attributes of the redevelopment of this site for housing from an economic, social and
environmental perspective result in a sustainable form of development.  Taking into account the
contribution the development would make towards the meeting the five year land supply of
housing, the requirements of the NPPF and the presumption in favour of sustainable
development, it is considered that the adverse effects of the development would not outweigh the
benefits.  Therefore, it is considered that the principle of the development of the site can be
supported.

3.0 Highways 

3.1  Norfolk County Council Highways have been consulted on the proposal and have no
objection to the principle of additional residential development at this site.  However,
improvements would need to be made to the existing access from Chantry Lane into the site,
namely the widening of the access to allow two vehicles to safely pass off the highway.  In
addition, visibility splays would need to be provided in accordance with current standards.
Appropriate parking and turning would need to be provided within the site.

4.0 Trees and Landscape 

4.1  The Tree officer is satisfied with the tree survey submitted but notes that the indicative layout
shows a dwelling close to trees.  This can be addressed at the reserved matters stage. Whilst the
applicant advises these trees are off site they will still need to be safeguarded. 
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

5.0 Layout and amenity

5.1  It is considered that four detached dwellings can be achieved on the site satisfactorily,
though as noted above there will need to be care taken to address the relationship with existing
trees.  This will be addressed at reserved matters stage. 

5.2  The indicative layout shows a tight relationship with the existing farmhouse and this will need
to be addressed at reserved matters stage.  Notwithstanding these comments it is considered
that four dwellings can be accommodated on site. 

6.0 Contaminated Land

6.1  A Phase 1 Desk Study was submitted with the previous scheme and the Contaminated Land
Officer at that stage commented as follows; the revised report has been reviewed and the
conclusions are agreed in that a detailed remediation method statement needs to be produced in
relation to an area of burning and the catch pit on the development site.  Conditions are therefore
recommended to secure this requirement together with an informative in relation to action to be
taken should unexpected contamination be found and in relation to extensions.  Given the current
use of the site this is still considered to be appropriate.

7.0 Other Matters 

7.1  The Environment Agency had no objections to the previous scheme and that is still
considered to be appropriate in this instance.

9.0 Conclusion

9.1  Notwithstanding that the site lies outside the Settlement Boundary of the village of Necton, it
lies relatively close to it and Necton is recognised as a Local Service Centre.  The scheme
represents development of a brownfield site, and is considered to be sustainable development
having regard to the lack of a five year housing supply having regard to Paragraphs 14, 47 and
49 of the National Planning Policy Framework.  No objections have been raised by Norfolk
County Council Highways and the development would be unlikely to significantly affect local
amenity subject to satisfactory details being provided at the Reserved Matters stage.

9.2  Approval is recommended subject to conditions.

TL06B
3058
3047

Outline - time limits for implementation
Standard Outline Condition
In accordance with submitted
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HA05

3946

DE08

Standard outline highways condition

Contaminated Land - Unexpected
Contamination
Slab level to be arranged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

3920
3920

3920

3920
3920
3923
3996

Landscaping
Arboricultural Method Statement/Tree
Protection Plan
Remediation/Vertification Scheme -
Contamination
Details - Maximum Floorspace
Works within Public Highway Informative
Contaminated Land - Informative (Extensions)
Note - Discharge of Conditions
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SOUTH LOPHAM
Site next to Willowdene
Primrose Lane

Mr T Atkins
c/o Agents 

Anglia Design LLP
11 Charing Cross Norwich

Erection of a 4 bedroom house and detached garage

Full

3PL/2016/0613/F

Adjacent

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 Conservation Area
Listed Building impact
Character and appearance
Highways
Amenity

 KEY ISSUES

The application seeks full planning permission for the erection of a four bedroom detached house
and detached double garage.  The dwelling would comprise An 'L' shaped building to a maximum
height of 7.25 metres and height to the eaves at approximately 3 metres.  Materials would include
stained timber for the windows and doors, clay pantiles for the roof and brickwork plinth with
render or timber boarding above.  Access would be directly from Primrose Lane to the east.

The application site comprises a broadly triangular parcel of land approximately 0.7 hectares to
the east of Primrose Lane in South Lopham.  Primrose Lane is a narrow unsurfaced road that
serves a number of dwelling leading from Church Lane.  The site currently comprises a mixture of
grassland and shingle with boundary treatment along its southern boundary comprising 1.8 metre
close board fencing and to the post and wire fencing with five bar wooden gate where access to
the site is provided.  There is no settlement boundary in South Lopham and in policy terms the
site falls in the open countryside.  The site is immediately adjacent to the South Lopham
Conservation Area.  At Primrose Farm, immediately opposite the site are Grade II Listed Buildings
which include the Barn immediately west south west of Primrose Farmhouse and Primrose
Farmhouse itself.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

The application is referred to planning committee as it is contrary to policy.

 REASON FOR COMMITTEE CONSIDERATION
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Planning permission was granted under 3PL/2007/1147/F for the erection of a detached two
storey dwelling and single garage.

 RELEVANT SITE HISTORY

Listed Buildings and Conservation Areas Act 1990.

 POLICY CONSIDERATIONS

CLERK TO SOUTH LOPHAM PARISH COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

HISTORIC BUILDINGS CONSULTANT

No objections.

I am aware that this Authority raised objections to the previous application on the grounds of the
substandard visibility available at the junction of Primrose Lane but that, notwithstanding this,
planning permission was granted.  On the basis that your Authority had previous reasons to grant
permission which outweighed the highway objection I should be obliged if you would impose the
conditions.

No objection subject to conditions.

No objection.

No objection.

 CONSULTATIONS

SS1
CP.14
DC.01
DC.02
DC.16
DC.17
DC.19
NPPF
NPPG

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
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 have also been taken into account, where appropriate 

No
 EIA REQUIRED

Not applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0 Principle of development

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

1.2   North Lopham which has some facilities and is located approximately 1.2 km from the site.
However, the route to North Lopham is not suitable for pedestrians being along a fast road with
no footpath or lighting.  A wider range of facilities is available in Harling, but this local centre is
approximately 6.5 km away. Local facilities and services are not readily or safely accessible on
foot.

1.3  Whilst there are bus stops approximately 200m to the proposed dwelling these offer a very
limited service providing a daily return to Diss / Bury St Edmunds and a weekly service to Diss /
Attleborough.  This would not therefore enable easy accessibility to local services and for these
reasons the occupants of the dwellings would rely on the use of the private car to gain access to
local facilities.  This would not accord with the core planning principle in paragraph 17 of the
National Planning Policy Framework which is to actively manage patterns of growth to make the
fullest possible use of public transport, walking and cycling.  The proposal would also not accord
with paragraph 34 of the Framework in terms of ensuring the need to travel will be minimised and
the use of sustainable transport modes will be maximised.

1.4  Paragraph 55 of the NPPF states housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  The site is remote from local services and facilities and due to the limited availability
of local services, future residents would be largely reliant on use of the private car to access a
range of day-to-day requirements.  Consequently the proposal would perform poorly in relation to
sustainable transport and would offer limited benefits in terms of support for local services.

2.0 Listed Building Impact

2.1  Section 66 of the Planning, (Listed Buildings and Conservation Areas), Act 1990 states that;
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses, must be had. 

2.2  Primrose Farmhouse and the barn immediately west of Primrose Farmhouse are Grade II
Listed Buildings and therefore development that affects a Listed Building is subject to a
comprehensive assessment with regard to the impact upon the integrity and appearance of the
building.  The development of a detached single house on this existing triangular site is smaller

 ASSESSMENT NOTES
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than the existing dwelling which it would adjoin, the first floor being contained within the roof
space.  It is similar in scale and character to that house already recently-built in Primrose Lane
and adjoining the proposed development site to its southwest.  The proposed dwelling would not
obscure or block any views from Primrose Farmhouse, southeast over the wide landscape down
to the Diss Road.  Suitably appropriate hedging and borders to the site would soften the
boundaries of the site and reflect the modernised character of this end of Primrose Lane that now
exists and would enhance the setting to Primrose Farm.

2.3  A Heritage Statement has been submitted alongside the application.  The Historic Buildings
Consultant was consulted on the application and has raised no objections to the proposed
development.  It is considered therefore that the proposal would preserve the setting of the
adjacent listed buildings.

3.0 Impact on Conservation Area

3.1  The site lies immediately adjacent opposite South Lopham Conservation Area.  Development
within the District is expected to preserve and enhance the character and appearance of
conservation areas in accordance with Policy DC17 of the Core Strategy.  The application site
has previously been used as garden land serving Willowdene.  The site has since been severed
from Willowdene.  The proposed dwelling design has been created to fit in with the existing
adjacent properties with the existing access point to be utilised.  Traditional designs for the new
dwelling are to be employed to complement the area and fit in with the traditional building
techniques which already exist.  Brick plinth, rendered external walls, stained timber boarding,
double glazed timber windows, tiled pitched roofs are to be incorporated to reduce the impact of
the development and imitate styles elsewhere in the area.

3.2  The Historic Buildings Consultant considers that the proposal is acceptable and the
development of the site would preserve the character and appearance of the South Lopham
Conservation Area.  The proposed development therefore would be in accordance with Policy
DC17 of the Core Strategy, the NPPF and section 72 of the Planning, (Listed Buildings and
Conservation Areas), Act 1990.

4.0 Character and Appearance of the Area

4.1  Policy CP11 of the Breckland Council Core Strategy and Development Control policies 2009
could be considered as a policy toward housing supply and therefore less weight is applied to it.
The policy states that the landscape of the District will be protected for the sake of its own
intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation.  In addition new development should embrace
opportunities to enhance the character and appearance of an area.  The policy also makes
reference to the Council's Landscape Character Assessment, (LCA).  These aims are reiterated
in paragraph 17 of the National Planning Policy Framework, (the Framework).

4.2  The site comprises garden land previously used in association with Willowdene.  There is
existing built form to the south and on the opposite side of Primrose Lane which comprises a mix
of dwellings.  In visual terms it is evident that the proposed dwelling would represent a logical
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addition to the existing built form.  The site can only be glimpsed, at speed, from the A1066,
(without footpaths), 0.5 km away in the only break in the tree and Diss Road.  The site is
otherwise screened within the village with its small lanes and hedges preventing a direct view.
The site is also screened from the distant fields to the west. 

4.3  The proposal would result in an acceptable design and it is considered that the submitted
scheme would respond favourably to its surroundings and not adversely affect the character and
appearance of the local area or the quality of the landscape to any significant level.

5.0 Impact on Amenity

5.1  The development proposes a one and a half storey dwelling.  First floor windows would face
to the front and to the rear only, with none on either of the side elevations.  The nature of the
development and separation distances to neighbouring dwellings ensures there will be no
unacceptable overlooking, overshadowing, loss of light or privacy impacts, compliant with Policy
DC01.

6.0 Highways 

6.1  The Highway Authority raised objections to the previous application 3PL/2007/1147/F with
regard to substandard visibility available at the junction of Primrose Lane with the highway, not
withstanding this planning permission was granted.  In respect of highways nothing has changed
since the previous permission and it is considered that subject to the conditions recommended by
the Highway Authority the proposal is acceptable in this regard.

7.0 Conclusion 

7.1  The shortfall in the Council's five year housing land supply is relevant in assessing the
application as Paragraph 49 of the Framework states that policies for the supply of housing
should not be considered up to date if the local planning authority can not demonstrate a five year
supply of deliverable housing sites.  The Planning Practice Guidance also advises against a
blanket approach to restricting housing outside settlement boundaries.  The restrictive approach
to development outside settlement boundaries contained in policy CP14 of the DPD is not entirely
consistent with the NPPF and in any event is out-of-date by virtue of the current housing land
supply shortfall.

7.2  The proposal would have limited impact on the amenity of existing residential development
and not to any detrimental level.  There would be little impact on the character of the area due to
the development of the site and it is not considered that this would be detrimental, particularly
bearing in mind that the development is limited to one and a half storey.  In terms of its impact on
the historic environment the proposal is acceptable.

7.3  Albeit modest the proposal would make some contribution to the supply of housing, a factor
which must be given weight given the thrust of national planning policy regarding housing
provision.  The development layout would be acceptable and in terms of access the proposal is
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Planning Permission

3100

3101

3408

HA20

3946

Wall materials

Brickwork and bond to be agreed

Landscaping - details and implementation

Provision of visibility splays - conditioned

Contaminated Land - Unexpected
Contamination

 RECOMMENDATION

 CONDITIONS

considered acceptable.

7.4  Due to the lack of local services, the proposal performs poorly in terms of sustainable
transport and residents would be largely reliant on the private car to access local facilities.
However, given the small scale of the proposal, the resulting harm would be limited.

7.4  Taking all matters into consideration it is concluded that the harm likely to be caused by the
proposal would not be such that it would significantly and demonstrably outweigh the benefits of
the development.  In accordance with paragraph 14 of the NPPF, it is therefore recommended
that permission is granted subject to conditions.

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

3006
3047
3116
3920
HA10
HA24

4000
3996
2000

AN61

AN67

2014

Full Permission Time Limit (2 years)
In accordance with submitted
Roof of clay pantiles
Foul
Existing access - widened or improved
Provision of parking and servicing - when
shown on plan
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without
Amendment
NOTE NCC Inf 2 When Vehicular access
works required
NOTE NCC Inf 8 Flood Risk and Water
Management
Criterion E - Planning Apps Where Approved
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ROCKLANDS
Peels Farm
Whitings Lane

AJ Garrod and Son
Peels Farm, Whitings Lane Rockland All S

EJW Planning Limited
Lincoln Barn Norwich Road

Proposed expansion to existing pig rearing unit to provide 5 additional pig
rearing sheds

Full

3PL/2016/0748/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

1. Policy matters
2. Landscape impact
3. Noise & odour
4. Traffic

 KEY ISSUES

It is proposed to erect five new pig rearing buildings in connection with an established pig rearing
enterprise on a farm at Rocklands.  Each building would be able to accommodate 1,000 pigs.
The scheme would thus increase the indoor pig rearing capacity of the farm from 3,200 to 8,200
pigs.

The form and appearance of the buildings would be typical of modern livestock buildings, being of
functional design, long and low, and with corrugated sheeting to walls and roofs.  Feed hoppers
would be provided at the ends of the buildings.  Concrete hardstandings are proposed around the
buildings.

The application is supported by detailed plans and a number of technical reports, including a
Design & Access Statement, Environmental Statement, Acoustic Assessment, Air Quality
Assessment, Transport Assessment, Geophysical Survey, Flood Risk Assessment and a
Contaminated Land Report.

Peels Farm is located within an area of open countryside midway between the villages of
Rocklands and Lower Stow Bedon.   The farm extends to some 500 hectares, and includes a
complex of traditional and modern farm buildings.  The modern buildings are divided into pig

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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finishing pens with a capacity of 3,200 places, whilst a range of outdoor framed buildings, with
capacity of 8,200 places, accommodate piglets on arrival at the farm. 

The application site itself comprises a small field adjacent to the main farm complex, which has
been used for the grazing of horses.  The site is accessed off Whitings Lane, and informally
surfaced road which links Rocklands Road to the north and Sandy Lane to the south.  There is a
County Wildlife Site, (North of Lower Stow Bedon ref 847), just to the west of the application site,
and a further CWS some 200 metres to the south, (Lower Stow Bedon ref 811).

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY

NATURAL ENGLAND
No objection.

Several internationally and nationally designated sites are located within 5km of the proposed
application, including Sites of Special Scientific Interest associated with Breckland Special
Protection Area, (SPA), Breckland Special Area of Conservation, (SAC) and the Norfolk Valley
Fens SAC, may be adversely affected by the proposal due to changes in air quality.  However,

 CONSULTATIONS

CP.09
CP.10
CP.11
DC.01
DC.13
DC.16
DC.21
NPPF
NPPG

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Flood Risk
Design
Farm Diversification
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 

The proposal falls within Schedule 1 of the Environmental Impact Regulations and so is EIA
Development.  Accordingly the application is accompanied by an Environmental Statement.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

NATIONAL PLANNING CASEWORK UNIT

STOW BEDON & BRECKLES P C

HISTORIC ENVIRONMENT SERVICE

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

AIR QUALITY OFFICER

Norfolk Wildlife Trust has informed us that an Environmental Permit is already in place, meaning
the planning application is actually only to cover the buildings and ancillary works rather than
effects relating to environmental emissions.  As we do not have any concerns relating to the
application for the buildings and ancillary works we therefore have no further comment on this
application.

No comment.

My Council does not object to this proposal which is for development outside the parish
boundary, but does have concerns about the impact of the additional traffic on roads which were
not designed to take vehicles of the size that will be involved

Based on the results of the geophysical survey undertaken as part of the pre-application, the
proposed development will not have any significant impact on the historic environment and we do
not wish to make any recommendations for archaeological work.

An Environmental Permitting Regulation permit has already been granted by the Environment
Agency with some details and requests from Norfolk Wildlife Trust in relation to their nearby
County Wildlife Site, (CWS). Therefore, issues relating to nitrogen emissions, odour, noise,
vibration etc and associated critical loads for the protected sites within the wider areas have
already been considered and mitigated for through the permitting process.  Any conditions of this
permit should be fully adhered to, including monitoring the CWS so that management can be
adjusted if any deterioration of conditions occurs.  No further surveys are deemed necessary;
however, the mitigation proposed should be fully implemented and secured by condition.

I continue to have strong concerns in respect of the application on the grounds that the over-
intensification of the site and its expansion to within 100 metres of domestic properties is likely to
cause significant environmental concern in terms of odour and increased noise from articulated
vehicles accessing the site.  Although the submitted transport statement states that the domestic
properties on Whitings Lane are currently 'associated with the farm' I do not feel that this should
be reason to disregard the effect of the increase of heavy traffic using the lane on these
properties that may not always be 'associated' with the farm.  I also have concerns in respect of
the increase in odour that would result from the development moving closer to existing domestic
properties.  The gardens of the nearest residential properties in Sandy Lane would be less than
80metres from the boundary of the proposed extension and as such would be likely to suffer high
levels of odour from the proposed extension.  The odour report submitted with the application
indicates levels of 10ouE/m3 which exceeds the Environment Agency guidance benchmark of
3ouE/m3 for moderately offensive odours.

No objections.

No objections.

ROCKLANDS P C -  No Comments Received 
NORFOLK COUNTY COUNCIL HIGHWAYS -  No Comments Received 
NORFOLK WILDLIFE TRUST -  No Comments Received 
EAST HARLING I D B -  No Comments Received 
HISTORIC ENVIRONMENT OFFICER -  No Comments Received 
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One letter of support for the proposal has been received.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  The application site lies within an area of open countryside where generally restrictive
planning policies apply.  However, local planning policies, including Core Strategy Policies SS1
and DC21, do allow for the diversification of enterprises in the countryside where a rural location
is needed and where the proposals are complementary to existing uses. 

2.2  Given that the proposal is for the enlargement of a well established farming enterprise in the
countryside, and would be consistent both with existing operations at the farm and with the
agricultural uses which predominate in the locality, it is considered that the relevant requirements
of Policies SS1 and DC21 would be met fully.  A rural location is clearly required and appropriate
for such development. 

2.3  The proposed development would also represent a significant investment, which is intended
to allow the business to grow and maintain its profitability.  As such, the proposal would accord
with the guidance set out in section 3 of the NPPF which provides strong support for economic
growth in rural areas, including through the diversification of agricultural and other land-based
rural businesses.

2.4  Accordingly, it is considered that the principle of further agricultural development here is
acceptable.  It remains therefore to consider the detailed impacts of the proposal on the
surrounding area.

3.0 Character and appearance

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

3.2  The application site is located with the River Thet Tributary Farmland landscape character
area, (Type B3), as defined in the LCA.  Key characteristics of this area include its gently

 ASSESSMENT NOTES

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 
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undulating topography, variable field patterns, predominantly arable land use, and intermittent
views that are frequently contained by land form field boundary vegetation and small blocks of
wet woodland.  Development considerations identified include the conserve existing field
boundaries, woodlands, meadows and historic green lanes, and maintain the small scale rural
road pattern.  Many of these characteristics are found in the landscape surrounding the
application site.

3.3  Due to its scale and nature, the proposed development would inevitably transform the
appearance of the site and its immediate locality, giving them a much more built up character and
diminishing the present sense of openness.  However, the proposed housing would be seen in
the context of existing farm complex immediately to the north, and would maintain the existing
small scale field pattern.  Moreover, wider views of the development in the landscape would be
limited due to the screening effects adjacent development, nearby woodland and vegetation and
the local topography.  In order to mitigate the visual impact of the development on views close to
the site, especially from Sandy Lane and Whitings Lane, new planting and landscaping is
proposed to the perimeter of the site.  Following negotiations the amount of landscaping has
been increased.  Whilst new planting would not be fully effective immediately, in the medium to
long term this mitigation would ensure that any harm caused to the appearance of the
surrounding rural landscape would not be significant.

3.4  The proposed buildings would have a simple and functional agricultural appearance, with
profiled sheeting to the roofs and elevations.  The form and scale of the buildings would be
compatible with other farm buildings nearby and would not appear out of place in this agricultural
landscape.  With a ridge height of 5.7 metres, the buildings would not be tall, and the use of
subdued green and grey external finishes would further help to assimilate them into the
landscape.

3.5  Accordingly, it is considered that the proposal would be acceptable in terms of its effects on
the character and appearance of the area, and would thus not conflict with Core Strategy Policies
CP11 and DC16.

4.0 Odour and noise 

4.1  Intensive livestock enterprises have the potential to impact on the local environment through
noise and odour emissions.  Although the area surrounding the application site is relatively
sparsely populated, there are a number of isolated dwellings in the immediate vicinity.  The
nearest dwellings that do not form part of the farm are located around 100 metres away at the
closest point.

4.2  To assist in the consideration of these matters, noise and air quality reports have been
provided to inform relevant parts of the submitted ES. As far as smell issues are concerned, two
main sources of potential odour have been identified: i) emissions from the proposed ventilation
systems, and ii) the outside muck pads.  In these respects it is noted that the proposed buildings
would be mechanically ventilated by roof-mounted fans using computer controlled systems to
maintain optimum temperatures and humidity and pigs would be reared using a solid floor straw
based system, which produces less smells.  Muck is stored on pads at the end of the buildings
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temporarily, before being spread elsewhere on the farm or sent elsewhere.  A range of measures
to control smells are undertaken currently at the farm, (as required by an Environmental Permit
Odour Management Plan), and it is proposed that these are extended to the new development.
Mitigation measures would careful management of feed, drinking and bedding systems.

4.3  Odour modelling undertaken on behalf of the applicant indicates that odour levels at nearby
properties would mostly fall below Environment Agency benchmark levels.  However, predicted
levels at the closest property would exceed those recommended and would be expected to have
an adverse effect on residential amenity.  The applicant contends that such levels are based on
worst case assumptions, and that the proposed high level of odour management controls
proposed would in any event significantly reduce the risk of odour nuisance.  Notwithstanding
these claims, the Council's Environmental Health Officer, (EHO), remains concerned that the
nearest neighbouring property could suffer from high levels of odour from the proposal.  In
response further information has been provided by the applicant about the nature of the proposed
mitigation measures, which it is understood would include state-of-the-art environmental controls.
Further comments have been sought from the EHO on this.

4.5  Noise would be generated by the proposed development due to increased farming activity
and additional traffic movements.  Noise surveys and modelling undertaken on behalf of the
applicant indicates that whilst routine operations and shed cleansing would increase noise levels
at the nearest neighbouring dwelling, the levels would be within acceptable limits and could be
reduced readily be the provision of suitable acoustic fencing.  Noise caused by traffic movements
is predicted to have only a very small effect on this property, although the impact would be
greater on dwellings which form part of the farm itself.  Whilst the Council's EHO has concerns
about this, given that the average daily number of extra HGV movements would be less than 2
two-way trips, and bearing in mind that the dwellings affected form part of and are close the main
farm complex, it is not considered that this consideration would justify the withholding of planning
permission.

4.6  For the reasons outlined above, and subject to it being demonstrated that odour
management measures would reduce impacts to a satisfactory level, it is considered that the
proposal would not result in any significant harm to local amenity and would accord with the
relevant parts of Core Strategy Policy DC01.

5.0 Traffic

5.1  The proposed development would be accessed off Whitings Lane, an informally surfaced
'green lane' which also serves the existing farm, associated kennel business and four farm
dwellings.  Rocklands Road / Bray's Lane ,(C130), which is some 500 metres to the north of the
site, provides access to the wider road network, including the B1111 to the west and the B1077 to
the east.

5.2 Rocklands Road/Bray's Lane is of a reasonable standard for a country road, and generally
has sufficient width for two cars to pass with care.  However, the road is narrow in places,
particularly for larger vehicles, and its junction with the B1077 is poorly aligned.  Heading west
from the site, Rocklands Road passes through the small village of Lower Stow Bedon.  The
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Planning Permission RECOMMENDATION

access road is not considered to be suitable therefore for any significant increase in HGV traffic.

5.3  It is clear from the information provided that the proposed expansion will result in a material
increase in HGV traffic.  However, further details of the precise traffic volumes and patterns over
the 10-week pig rearing cycle are needed in order to determine the likely effects on the
surrounding area and the need for off-site highway improvements.  Discussions are on-going with
the applicant and NCC Highways on these matters, and a further update will be provided.

6.0 Other matters

6.1  Ecology - Whilst there are a  number of designated sites within 5km of the proposed
application, including Sites of Special Scientific Interest associated with Breckland Special
Protection Area, (SPA), Breckland Special Area of Conservation, (SAC) and the Norfolk Valley
Fens SAC, which could be adversely affected by changes in air quality, emissions from the
development will be subject to detailed controls and limits through the environmental permitting
system operated by the Environment Agency.  On this basis no objections to the proposal are
raised in this respect by Natural England or the Council's ecologist.  It is recommended that
appropriate on-site mitigation measures and biodiversity enhancements are secured by condition.

6.2  Drainage - The application site is located within Flood Zone 1, (low risk).  To ensure that
surface water from the proposed development does not result increased flood risk elsewhere, an
infiltration basin is proposed to store roof water from the buildings in accordance with SUDs
principles.  The basin would be of sufficient size to contain a storm event.  Dirty water from
hardstandings and muck pads would be directed to underground storage tanks to minimise
pollution risks.

7.0 Conclusion

7.1  The proposed development is appropriate for a rural area and accords in broad terms with
national and local planning policies which encourage the development of farming and other land-
based enterprises in the countryside.  Whilst some harm would be caused to the character and
appearance of the area, it is considered that this could be effectively mitigated by new
landscaping.  The residual impacts on the rural landscape would not be significantly adverse.
Noise effects on neighbours could also be adequately mitigated and subject to agreement on
appropriate odour controls, it is considered that no significant harm would be caused to local
amenity.  Finally, subject to further clarification of traffic impacts and agreement on any
necessary highway improvements, it is considered the proposal would not have a significantly
adverse effect on traffic conditions in the locality.

7.2  Subject to the resolution of outstanding matters relating to odour and traffic, it is
recommended therefore that planning permission is granted subject to conditions relating to
external materials, levels, landscaping, access works, drainage, ecology, noise and odour
management.
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MT03

ER15

LS02

External wall and roof materials to be agreed

Odour management plan

Soft landscaping scheme to be submitted

 CONDITIONS

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

3007
AC01
3740
3860
NR23
3935
AN81
AN86
AN80
AN99

Full Permission Time Limit (3 years)
In accordance with following approved plans
Any highway conditions
Non-standard drainage condition
Noise management plan
Ecological mitigation
Discharge of conditions
Application Approved Following Revision
Note Variation of approved plans
Criterion E - Planning Apps Where Approved



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

6

STOW BEDON/BRECKLES
Mere House
Mere Road

Mr D Burdett
c/o Agents 

Anglia Design LLP
11 Charing Cross Norwich

Proposed single storey detached dwelling and detached garage 

Full

3PL/2016/0787/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Sustainable development
Amenity impact
Highway safety
Tree impact
Ecology impact

 KEY ISSUES

The application proposes the construction of a single storey three to four bedroomed dwelling and
double detached garage on land to the west of Mere House, on the northern side of Mere Road in
Stow Bedon.  Vehicular access from Mere Road is proposed via the existing access arrangement
currently serving Mere House.  Finishing materials of the dwelling include facing brickwork, timber
windows and doors.

The application site is located on the northern side of Mere Road on the western fringe of the
village of Stow Bedon.  The site is currently used as a residential garden in association with Mere
House.  The existing dwelling falls within the settlement boundary whilst the proposed bungalow
would sit immediately adjacent to it.  Mere Road runs along the southern boundary of the site with
Stow Bedon Road along its western boundary, the site is well screened in this direction through
established trees and hedging.  There are two County Wildlife Sites in very close proximity to the
site, 'Caston Common' to the west of Stow Bedon Road and 'West of Stow Bedon Mere' opposite
the site.  Access to the site is via an existing access serving Mere House.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No
 EIA REQUIRED

Proposal is contrary to policy

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2013/0567/CU - Change of use from agricultural to mixed use of agriculture and recreation -
approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

STOW BEDON & BRECKLES P C

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

NORFOLK WILDLIFE TRUST

My Council objects strongly to this proposal.  The sits is outside the Settlement Boundary, which
at the moment Breckland Council is considering withdrawing, meaning the parish will be subject
to emerging policy PD5B.  The criteria for development in such parishes included demonstration
of support by the local community, (which is not the case), infill of a small undeveloped plot (this
is garden development with nothing to the west of the site).  It is also at the very entrance of Mere
Road, and harms the visually important gap that contributes to the character and distinctiveness
of the rural scene. Accordingly my Council asks that permission be refused.

No objection subject to conditions.

Tree protection fencing will be required for those trees along the western boundary of the site.

No objection.

The site currently appears to be managed as a garden for the adjacent dwelling. However, it is
very close to two County Wildlife Sites and if this is approved, in my view there should be
conditions to protect the CWS from impacts of lighting.  I would suggest a condition to restrict
outside lighting, following whatever wording you usually use, plus a condition to require retention
of the existing hedge line along Stow Bedon Road, which buffers the site from Caston Common

 CONSULTATIONS

CP.04
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
NPPF
NPPG

Infrastructure
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
With particular regard to paras.7, 8, 11, 14, 55, 56, 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 have also been taken into account, where appropriate 

Not Applicable

 CIL / OBLIGATIONS
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Four letters have been received in response to the application with concerns relating to: impact
on County Wildlife Sites and SSSI's; character and appearance of the area; design; site fall
beyond settlement boundary; flooding; village unsuitable for growth; no pavements; and poor
access.

 REPRESENTATIONS

1.0 Sustainable development

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

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

1.3  As per paragraph 7 of the NPPF, there are three dimensions to sustainable development:
economic, social and environmental.  The NPPF states that these roles should not be undertaken
in isolation, because they are mutually dependent.

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

1.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Although it has a
settlement boundary, Stow Bedon does not benefit from any local amenities.  The nearest town
that offers services that has the potential to meet all everyday needs, including shopping,
employment and education is in Watton, a mid-sized market town.  Watton however is located
some four plus miles to the north and the site connects with the town via only one designated bus
service route CS81.  This service connects Watton with Thetford and operates two hourly.  The
service does not operate in the evenings or at weekends.  The 'Flexibus' service operated by
Norfolk County Council is an additional public transport option.  The bus stop nearest to the site is
located at the corner of Mere Road and Stow Bedon Road.  Whilst within walking distance along
Mere Road, it is noted that Mere Road does not have footpaths along this section nor is there any
street lighting.  Even with grass verges either side of the road, the arrangement would not be
conducive for easy or safe pedestrian access, particularly for young children or with a pushchair.

 ASSESSMENT NOTES

CWS.
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Notwithstanding the two bus services, car dependency is likely to be high given the distances,
travel time involved and frequency of service and this consideration weighs against the proposal.

1.6  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.  The site forms part of a garden
used in association with Mere House.  The proposed layout would form a logical extension to the
settlement edge and would not appear at odds with the existing pattern of development.  The
appropriateness of the site to accommodate the proposed dwelling in terms of character and
appearance weighs in favour of the proposal, and supports its environmental role in terms of
sustainability.

1.7  Due to existing established landscaping along the western boundary and to the south of the
site on the opposite side of Mere Road, the scale of the development, being limited to single
storey, means that it would be not be prominent in views from Stow Bedon Road to the west, and
the development would not present itself as an isolated dwelling in countryside.

1.8  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area, and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, the site is within the applicant's ownership and available
now, making the development deliverable within five years to meet the housing shortfall.  It is
appropriate that the time limits are reduced and this would be in accordance with other
applications in Breckland approved under the five year supply.  In the event of an approval it is
considered appropriate to impose a two year period for commencement of development in order
to reaffirm the deliverability of the scheme.

2.0 Amenity Impact

2.1  The separation distances of the proposed dwelling from neighbouring properties is such that
there will be no unreasonable impacts on the amenity of neighbouring occupants.  Overlooking,
overshadowing, visual bulk, and loss of light all fall within acceptable parameters, consistent with
Policy DC01. 

3.0 Highway safety

3.1  The application seeks to utilise the existing access arrangement.  The Highway Authority
raises no objection subject to conditions being imposed regarding visibility splays, and access
details.

4.0 Ecology Impact

4.1  The site is very close to two County Wildlife Sites and there would be conditions to protect
the CWS from impacts of lighting, including the restriction of outside lighting, following whatever.
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Planning Permission RECOMMENDATION

 CONDITIONS

The retention of the existing hedge line along Stow Bedon Road, which buffers the site from
Caston Common CWS would also be conditioned.  The conditions are as suggested by Norfolk
Wildlife Trust.

5.0 Tree Impact

5.1  The proposal will not result in an unacceptable loss of trees that would be detrimental to the
landscape character of the locality.  Tree protection fencing will be required for those trees along
the western boundary of the site throughout the construction period which would be secured by
planning condition.

6.0 Conclusion

6.1  In terms of its location and social role in sustainability the proposal performs poorly, however
the proposed dwelling would have minimal impact on amenity and would fit in well with the
existing pattern of development, without causing undue harm to the character and appearance of
the area.  The development layout would be appropriate in this location and in terms of access
the proposal is considered acceptable. 

6.2  Albeit small, the proposal would make some contribution to the supply of housing, a factor
which must be given considerable weight given the thrust of national planning policy regarding
housing provision.  Taking all matters into consideration it is concluded that the harm likely to be
caused by the proposal would not be such that it would significantly and demonstrably outweigh
the benefits of the development.  In accordance with paragraph 14 of the NPPF, it is therefore
recommended that permission is granted subject to conditions.

3006
3047
HA10
HA24

3549

3412
3414
4000
3996
2000

AN61

Full Permission Time Limit (2 years)
In accordance with submitted
Existing access - widened or improved
Provision of parking and servicing - when
shown on plan
No permanent external lighting without prior
agreement
Trees/hedges to be retained
Fencing protection for existing trees
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without
Amendment
NOTE NCC Inf 2 When Vehicular access
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MT03

HA20

External wall and roof materials to be agreed

Provision of visibility splays - conditioned

This condition will require to be discharged

This condition will require to be discharged

2014
works required
Criterion E - Planning Apps Where Approved
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WATTON
Ventura House
Norwich Road

Mr G. R. Woodyatt
Victoria House 57 Griston Road

Clayland Architects
The Glass House Lynford Gardens

Change of Use, from B1 to C3 residential of Units 3 - 6, including external works
& parking & amenity space

Full

3PL/2016/0834/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Principle of development
Amenity impact
Highways and pedestrian access

 KEY ISSUES

The application seeks full planning permission to convert and change the use of four units from
B1 Business to C3 Residential, at Ventura House located on the New Green Business Park.  It is
proposed that the scheme takes place in two phases.  This application, (phase 1), concerns Units
3, 4, 5 and 6 of the building, a future application, (phase 2), will cover Units 9, 10, 11 and 12.  The
building would be externally renovated with timber cladding and masonry paint.

This application seeks full planning permission to convert Units 3, 4, 5 and 6 to provide 2 x 1
bedroomed and 2 x 2 bedroomed apartments, one at ground floor and three at first floor level.
The remainder of the building would remain in B1 Business use.  Communal amenity spaces
would be provided to serve the residential units.  In terms of parking, residents would use a car
park to the east of the building with parking retained for the office workers to the west of the
building.  A separate garden space would also be provided for office workers.

Access to serve the development would remain as it currently exists, via the business park
leading from Norwich Road.

The application site includes an 'H' shaped building within the New Green Business Park to the
north of Norwich Road in Watton.  The industrial estate is situated on the eastern outskirts of
Watton and is part of Norwich Road Industrial Estate which is the largest employment area in

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

The application is a major application and has been called in for consideration by committee.

 REASON FOR COMMITTEE CONSIDERATION
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Watton.

The New Green Business Park provides a range of uses including office, light industry, workshop,
storage accommodation, warehousing, a day nursery and gym.  To the north of the site is a
marquee manufacturing business, to the east is a building currently unoccupied, immediately to
the south a car washing centre and car sales beyond.  To the west of the site is a carpet and
furniture business.   The building subject of the application includes a mix of B1 uses.  Access to
the site is via the business park leading from Norwich Road.

3PL/2015/0968/F - Change of use from B1 Business to C3 Residential - withdrawn
3PL/2015/0988/F - Change of use (Units 3 -6) from B1 (Business) to Residential - withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

WATTON TOWN COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS
Town Council supports application, no objections raised.

 CONSULTATIONS

CP.01
CP.03
CP.04
CP.14
DC.01
DC.02
DC.04
DC.06
DC.16
DC.19
NPPF
NPPG

Housing
Employment
Infrastructure
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
General Employment Areas
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 

No
 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Two letters of support have been received in response to the application: good use of brownfield
land; and will not impact on community.

 REPRESENTATIONS

1.0 Principle of development

1.1  The application seeks full planning permission to change the use of Units 3 - 6 from B1,
(Business), to C3, (Residential).  The units form part of the Ventura House located on the New
Green Business Park within Norwich Road Industrial Estate in Watton.  Norwich Road Industrial
Estate is identified as a General Employment Area.  Policy DC06 'General Employment Areas' is
therefore relevant.  The policy states that sites identified as General Employment Areas on the
proposals maps will be protected for employment use.

1.2  Norwich Road Industrial Estate was considered as part of the Breckland Employment Growth
Study, November 2013.  Two business parks are located on the estate, Brecklands Business
Park and the New Green Business Park, and at the time of the assessment both had available
property to let.  The site achieved an average score in the assessment, partly due to its poor
access to the strategic road network.

1.3  It is put forward as part of the application that running the building, in the local area of
Watton, is no longer viable, and that the change of use to provide living accommodation would be
a welcome prospect.  A letter from a local estate agent states that in the last four to five years the
building has fallen largely vacant and interest has dwindled to become virtually non-existent, and
there appears to be very little demand for office space.  Further that the most commercial
businesses would now require purpose built accommodation in the form of traditional light

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

Improved pedestrian links to service and facilities are requested to encourage the use of Public
Transport and local facilities in walking / cycling distance.  In the event of an approval conditions
recommended.

As this scheme is for 10 or below units, there is no requirement for an affordable housing
contribution, unless the GIA exceeds 1,000m2.

Based on the information provided to me at this time, I have environmental concerns about the
potential impact of the existing commercial uses in the building and surrounding area on the
proposed residential units, in particular, with respect to noise.  The application states that the
whole building would be controlled by the buildings owner but I'm concerned that this might not
protect the amenity of future residents of the proposed accommodation.  There maybe no
restrictions on the uses of existing nearby commercial properties.  Should the committee be
minded to approve this application, I recommend that the approval be subject to conditions.

No objection subject to conditions.

CARBROOKE P C -  No Comments Received 
ENVIRONMENTAL PLANNING -  No Comments Received 
COMMUNITY DEVELOPMENT OFFICER -  No Comments Received 
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industrial / warehouse buildings.

1.4  The lack of demand for the business units in this location weighs in favour of the application
and is relevant in consideration of the NPPF, where paragraph 22 states that where there is no
reasonable prospect of a site being used for the allocated employment use, applications for
alternative uses of land or buildings should be treated on their merits, having regard to market
signals and the relative need for different land uses to support sustainable local communities.
The NPPF does also support flexible working practices such as the integration of residential and
commercial uses within the same unit.  The proposed use as residential is considered on its
merits as below.

2.0 Amenity

2.1  Whilst policy may encourage the integration of residential and commercial uses, the
application must be considered in all respects, including whether the site would represent an
appropriate location for residential use in terms of amenity.

2.2  The application site comprises an 'H' shaped building within part of the Norwich Road
Industrial Estate in Watton.  The industrial estate provides a range of uses including office, light
industry, workshop, storage accommodation, warehousing, as well as uses with D1 and D2 of the
Use Class Order.  The proposal must be considered in terms of its compatibility with existing near
by uses and the potential impact this could have, in particular, with respect to noise and
disturbance.  The building subject of the application could be controlled by conditions restricting
use and hours of operation, however nearby commercial uses would be beyond the applicant's
control.

2.3  In terms of neighbouring uses, to the north of the site the land benefits from planning
permission for light industrial / commercial use, however there are restrictions in place relating to
hours of operation and the use of power tools or machinery outside the building.  Other adjacent
land uses include Classes B1, B8, D1 and D2 of the Use Class Order and car washing.  There
are limited restrictions on these nearby commercial properties and there is potential for harm
caused on the amenity of future residents of the proposed dwelling units, through noise and
disturbance.  In terms of compatibility with surrounding uses the proposal is therefore not
acceptable in this regard.

2.4  Concern is raised by Environmental Health with regard to impact of surrounding uses on
future occupants of dwelling, in particular with regard to noise.  Given the nature of the uses
adjacent to the site and the lack of restrictions in place on some of these, it is considered that
residential use in this location would be unacceptable with regard to the potential harm caused on
amenity of future occupants of proposed dwellings.  This would be contrary to Policy DC01
'Protection of Amenity' which states that for all new development consideration will need to be
given to the impact on amenity.

3.0 Highways and Pedestrian Access
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

3.1  In terms of accessibility to services and facilities the application site lies approximately 200m
to a neighbourhood centre located on the opposite side of Norwich Road.  Bus stops are also in
close proximity to the site, providing a regular service to Watton's town centre.

3.2  Albeit the route to the neighbourhood centre and bus stop provision is short, there is no
internal segregated pedestrian provision within the industrial estate and further the area is not lit.
In addition to this, although there is street lighting, no footway exists on the northern side of
Norwich Road to link the site with the bus stop and neighbourhood centre, and neither does a
crossing point exist to provide safe passage across B1108 to the shops and amenities on the
opposite side of Norwich Road.

3.3  The proposal would result in residents sharing the site's access and egress with vehicular
traffic including that relating to the industrial estate, such as lorries and vans.  As the proposed
one and two bedroom units could be occupied by young families or older people, the pedestrian
movements generated could include parents with children and the elderly, raising obvious safety
concerns. It is considered that with the absence of footway linking the site to local facilities and
public transport, the proposal would create pedestrian conflict with vehicular traffic and render the
proposed dwelling units in this location inappropriate and incompatible with the existing industrial
site.  The proposal would thus conflict with the guidance in paragraph 35 of the NPPF which
indicates that developments should be located and designed where practical to create safe
layouts which minimise conflicts between traffic and pedestrians. 

4.0 Other matters

4.1  Changes proposed to the exterior of the building would be minimal and the change of use
would result in no harm in terms of design and would fulfil the requirements of Policy DC16 of the
Core Strategy.

5.0 Conclusion

5.1  The proposed use in this location would be incompatible with surrounding commercial uses
resulting in potential harm caused on amenity of future occupants of proposed dwellings, in
addition the proposed change of use from business to residential in this location would create
pedestrian conflict with vehicular traffic, this would render the development an unacceptable and
inappropriate form of development in planning terms and in the light of the above the application
is recommended for refusal.

9900
9900
2002

Amenity
Pedestrian access
Application Refused Following Discussion - No
Way Forward
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NORTH ELMHAM
Land to the North of Eastgate Street

The Garrod Partnership Ltd
75 Eastgate Street North Elmham

The Landscape Partnership
Jonathan Scott Hall Thorpe Road

Creation of new vehicular access and erection 11 new dwellings 

Full

3PL/2016/0848/F

Y

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Sustainable development
Impact on the Historic Environment
Impact on the landscape character and appearance of the area
Amenity impact 
Ecology and biodiversity
Archaeology
Affordable housing
Flood Risk

 KEY ISSUES

The application seeks full planning permission for the erection of 11 dwellings on land to the north
east of Eastgate Street in North Elmham.  The application site is essentially divided into two parts
on either side of the existing farm access.  The layout proposes three dwellings to the eastern
part and eight dwellings to the western part.  It includes three two storey five bedroom dwellings to
the east of the site and eight dwellings to the west.  Dwellings to the west include a further four
five bedroom properties with garaging, and two pairs of two bedroomed semi-detached affordable
dwellings.  Three single access points directly via Eastgate Street are proposed, one to serve
each of the groups of dwellings.

The application site comprises grazing land between two built areas of North Elmham.  It
comprises two parcels of land with a combined area of approximately 0.7 hectares.  North
Elmham is made up of four separate defined settlement boundaries.  The site lies to the north of
Eastgate Street between two of these defined boundaries currently comprising grazing land.  The
whole of the site forms part of the Elmham Conservation Area.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

The application is a major application and is contrary to policy.

 REASON FOR COMMITTEE CONSIDERATION
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Immediately to the west of the application site there is the edge of the largest settlement part, the
neighbouring property comprising one a pair of semi-detached dwelling.  Immediately to the east
of the application site is the edge of the second largest settlement part, the neighbouring property
comprising a detached two storey dwellings.  Beyond the northern boundary land extends to open
land interspersed with mature trees.  To the south of the application site on the opposite side of
the Eastgate Street there is further development including Old Hall Farmhouse and Old Hall Farm
Barn, which are listed buildings.  An existing agricultural access is located between the two parts
of the application site.  Surrounding land use is largely pastoral.  The site and surrounding land is
low lying, generally flat and level with a slight fall to the north.

3PL/2015/0823/F Erection of 10 dwellings at land to north of Eastgate Street - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.05
DC.12
DC.16
DC.17
DC.19
NP
NPPF

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Trees and Landscape
Design
Historic Environment
Parking Provision
N/A
With particular regard to paragraphs: 7, 8, 11 - 14, 28, 29, 30, 32, 34, 35, 37,
47, 49, 50, 54, 55, 56, 58 - 61, 63 - 65, 69, 70, 73, 74, 93-96, 100 - 103, 109,
11, 112, 118, 120 - 123, 125, 126, 128-132, 134, 135, 144, 186, 187, 196,
197, 203 - 206

National Planning Practice Guidance

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

No
 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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NORTH ELMHAM P C

NORFOLK RIVERS INTERNAL DRAINAGE BOARD

HISTORIC ENVIRONMENT SERVICE

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER

NORFOLK COUNTY COUNCIL HIGHWAYS

FLOOD & WATER MANAGEMENT TEAM

HISTORIC BUILDINGS CONSULTANT

TREE AND COUNTRYSIDE CONSULTANT

HOUSING ENABLING OFFICER

ECOLOGICAL AND BIODIVERSITY CONSULTANT

The Parish Council supports this application.  The Parish Council would like to request that the
open space in this proposed development be transferred to the
parish with a maintenance grant, under a S106 Agreement, with the intention being for it to be
managed by the Parish Council as an public open space, in perpetuity.

We are pleased to see that the proposal is for a full infiltration SUDs system, with no direct
connection to the IDB drain.  Should, under detailed design, it be found that a connection to the
main drain is required then please note that Land Drainage Consent would be required and a
surface water discharge contribution would also be leveed.  We are also pleased to see that the
development will not impact on land 9m from the edge of the drain, which is required to be kept
clear for drain maintenance.

No objection subject to conditions.

Comments with regard to design.

No objection subject to conditions.

No comment.

No objection in broad terms to the overall revised scheme.  My only comment now is applicable
to detail.  The proposed elevations show a number of locations that include what appear to be
horizontally boarded blind openings. Traditionally, more often than not and in order to maintain
elevational symmetry or appropriate disposition, blind openings were provided either via recessed
brick panelling, or indeed painted in, in a 2-D version of trompe l oeil, to depict window joinery.
There are examples of window joinery blinded with black painted glazing.  Consequently and
given the traditional nature of the proposals here, I would suggest that a more appropriate infilling
is used rather than that which is currently proposed.  Similarly, the entire palette of materials for
the external envelope of the proposed dwellings, will need to be carefully selected and approved.

No comments.

At present a 40% provision is required on sites capable of accommodating five or more dwellings
and / or 0.7ha.  This is then further split into 65% being made available for rent and 35% for
shared ownership, shared equity or any other intermediate product that meets the intermediate
definition within NPPF, meets an identified need in the District and is agreed by the Council.  In
this instance four affordable dwellings will be required, three for rent and one for shared
ownership.  I also note that the affordable housing currently has its own access separate to that
of the open market dwellings.  This is contrary to DC04 which states that the affordable housing
should be integrated into residential layouts.  Therefore, as things stand, I currently have to
object to the application.  A S106 Agreement will be required to secure the affordable housing
contribution.

No further surveys are required, conditions recommended.

 CONSULTATIONS
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Eight representations have been received in response to the application with concerns relating to:
development outside settlement boundary; greenfield site; site being a water meadow; flooding;
conservation area; infrastructure; wildlife; impact on rural landscape; lack of enhancement to rural
community; overshadowing; privacy and overlooking; out of scale; access and highways.

 REPRESENTATIONS

1.0 Sustainable Development

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.

1.2  The site is located outside the settlement boundary in an area of open countryside, (as
defined by policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), where development is heavily restricted.  The
application is clearly contrary to these policies.  Furthermore, the site is not being put forward for
100% affordable housing under the rural exceptions policy DC05.  The proposal should therefore
be refused unless there are material considerations that dictate otherwise.  The lack of a five year
housing supply within Breckland district carries significant weight in the consideration of the
application.

1.3  In terms of the economic and social dimensions of sustainability, North Elmham is a service
centre village where services and facilities exist to meet the day to day requirement of the existing
residents.  The centre of North Elmham, where most service and facilities are located is walkable
in terms of distance and existing footways along the large part of Eastgate Street provides a
generally safe and convenient route for pedestrians to local facilities.

1.4  Dereham is approximately five miles to the south of the application site.  In terms of public
transport North Elmham is served by a regular bus service that runs six days a week, (the
number 21 - Fakenham - North Elmham - Dereham).  The site is within easy walking distance, by
footpath, of the nearest bus stops.  The bus services linking the site to Dereham's local amenities
would provide an alternative to the car, consistent with the social and environmental dimensions
to sustainable development.  The scheme would also provide additional housing, including
affordable housing.  New residents would contribute to the vitality of the local community and
provide some support for existing facilities.  These considerations weigh in favour of the proposal.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER

NATURAL ENGLAND
No objection subject to conditions.

No comments.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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1.5  Paragraph 55 of the NPPF states housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  The application site is on a public transport route with bus stops in close proximity to
it.  The NPPF states that local planning authorities should avoid new isolated homes in the
countryside.  The proposed dwellings would not be isolated when considered in this context. 

1.6  The above observations confirm the proposal supports the economic and social dimensions
to sustainable development.  These aspects of the proposal weigh in its favour.

2.0 Impact on the Historic Environment

2.1  In terms of the environmental dimension of sustainability, the application site at present
forms a significant undeveloped gap in the street scene which contributes to the open rural
character of this part of Eastgate Street.  The site falls within the North Elmham Conservation
Area and is located in close proximity to a number of listed buildings.  It creates a break between
the main body of the village to the west and development to the east on Station Road.
Development of the site needs to fully consider these aspects and the sensitiveness of the site.

2.2  Development within the District is expected to preserve and enhance the character and
appearance of conservation areas in accordance with Policy DC17 of the Core Strategy.  The
application proposes a total of 11 dwellings essentially comprising two groups of dwellings
separated by areas of open space.  The proposed arrangement would maintain part of the
undeveloped gap between existing built forms helping to preserve the open rural character of the
area.  The layout shows dwellings set back from the highway to the rear of proposed dwellings on
Eastgate Street, while the gap between the groups of dwellings remains.  The arrangement would
retain open views through the site across the valley beyond, whilst travelling along Eastgate
Street.

2.3  The Historic Buildings Consultant has no objection to the proposal subject to conditions
relating to materials, it is considered that the proposal is acceptable in this regard and that the
proposed development of the site would preserve the character and appearance of the North
Elmham Conservation Area.  The proposed development therefore would be in accordance with
Policy DC17 of the Core Strategy, the NPPF and section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.

2.4  Old Hall Farmhouse and Old Hall Farm Barn located on the opposite side of Eastgate Street
are Grade II Listed Buildings.  Section 66 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 states that; special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses, must be
had.

2.5  Development that affects the setting of listed buildings is subject to a comprehensive
assessment with regard to the impact upon the integrity and appearance of the buildings.  The
built form on the land immediately opposite the listed buildings retains a significant undeveloped
gap which would maintain the rural setting of these listed buildings.  The Historic Buildings
Consultant considers that the proposal is acceptable in this regard and in accordance with Policy
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DC17 of the Core Strategy, the NPPF and section 66 of the Planning, (Listed Buildings and
Conservation Areas), Act 1990.

3.0 Impact on the Landscape Character and Appearance of the Area

3.1  Policy CP11 of the Breckland Council Core Strategy and Development Control policies 2009
states that the landscape of the District will be protected for the sake of its own intrinsic beauty
and its benefit to the rural character and in the interests of biodiversity, geodiversity and historic
conservation.  In addition new development should embrace opportunities to enhance the
character and appearance of an area.  The Policy also makes reference to the Council's
Landscape Character Assessment, (LCA).  These aims are reiterated in paragraph 17 of the
National Planning Policy Framework, (the Framework).  The proposal would represent a
significant change in the nature and appearance of the land to which the application relates.  The
assessment to be made is whether the impact on the land would be significantly harmful to the
local area.

3.2  The application site comprises grazing land, bordered by open pastoral land to the north of
the site leading to views across the valley to the wooded valley crest beyond.  There is existing
built form to the east and west of the site which comprises the settlement of North Elmham and to
the south historic buildings comprising Old Hall.  The site forms a significant gap in the street
scene contributing to the open rural character of this part of Eastgate Street.  The existence of
nearby development reinforces the importance of site in maintaining the rural character of the
area.

3.3  In visual terms it is evident that the proposed dwellings would result in development of the
site whilst retaining an open gap between the groups of dwellings as open space.  The proposed
layout would maintain the rural nature and character of this part of Eastgate Street and as such
its rural character would not be harmed to the detriment of the surrounding area.

3.4  The site lies within the River Wensum and Blackwater as designated within the LCA where it
is noted that the open views across the flat valley floor are sensitive to further built development.
Development considerations are to conserve views of the wooded character of the valley crest
with occasional landmark buildings, ensuring that new development does not detract from this
view.

3.5  In the case of the application site, its contribution to the open landscape is maintained as
views of the wooded character of the valley crest are retained.  The proposal would not harm the
integrity of the LCA.  The proposed layout would not consolidate the built form or significantly
harm the open and rural character of the landscape.

3.6  Given all of the above, it is considered that the proposal would result in development of land
which would not significantly change its rural and open character and as such would be not be
detrimental to the character and appearance of the wider area.  The scheme performs well in
respect of the environmental dimension of sustainable development.
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4.0 Amenity impact 

4.1  The proposed layout submitted demonstrates a scheme with seven detached two storey
dwellings and two pairs of semi-detached dwellings.  The direct impact on the amenity of local
residents is limited to the east and western boundary of the site where the proposed plots would
adjoin existing residential development.  Properties beyond the eastern boundary would be
located adjacent to plot six where there would be three first floor windows facing eastward.  Two
projecting over views of the meadow, with the third toward the neighbouring garden at a distance
of approximately 10 metres, it is considered appropriate that this window would be fitted with
obscured glazing which would be conditioned to minimize impact on amenity.

4.2  The existing property to the east of the site would be approximately 20 metres from the
dwellings on plots one and two, which would have no first floor windows projecting westward.
Appropriate screening along the eastern and western boundary in the form of landscaping would
be secured by condition to further reduce impact.  It is considered that the site could satisfactorily
accommodate the development as shown on the layout with no detrimental harm caused to
amenity.

5.0 Ecology and biodiversity 

5.1  Policy CP10 seeks protection and enhancement of biodiversity in the district and there is an
expectation that development will incorporate biodiversity features where opportunities exist.  An
Ecology Appraisal, (The Landscape Partnership Ltd, July 2015) and Great Crested Newt Survey,
(June 2016), were submitted along side the application.

5.2  It is considered by the Ecological and Biodiversity Consultant that no further surveys are
required; however an ecological mitigation plan detailing mitigation and biodiversity
enhancements, (for all relevant species), that will be incorporated within the development should
be submitted.  These details would be secured by planning condition for approval and
implementation.  The proposed development is considered to fall in accordance with policy CP10.

6.0 Archaeology

6.1  Policy DC17 seeks to protect sites of archaeological interest and their settings.  The
proposed development site is located in the historic core of the settlement of North Elmham.  The
site is bisected by the course of Old Hall Lane, one of the principal roads running through the
parish of North Elmham in the medieval period.  Consequently there is potential that significant
buried archaeological remains will be present in the area of the proposed development and their
significance may be affected by the proposed works.

6.2  An archaeological trial trenching evaluation has been carried out at the proposed
development site and the results submitted with the current application.  The evaluation identified
artefactual remains and archaeological features of prehistoric and medieval date.  Consequently
there is potential that further heritage assets with archaeological interest, (buried archaeological
remains), may be present at the site and that their significance will be affected by the proposed
development.  If planning permission is granted, this should be subject to a programme of
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archaeological mitigatory work which would be secured by planning condition.  The proposed
development would accord with policy DC17 and paragraph 141 of the NPPF.

7.0 Affordable housing

7.1  The scheme triggers a requirement for affordable housing to be provided in accordance with
policy DC04 of the Adopted Core Strategy where 40% provision is required.  The proposed layout
illustrates a separate access to serve the affordable units.  Whilst the affordable housing currently
has its own access separate to that of the open market dwellings, some degree of integration is
maintained though the provision of a footpath and open fencing.  The affordable housing element
has been developed in partnership with the Broadland Housing Group who are happy with the
proposed layout.  A Section 106 Agreement would secure the affordable housing contribution
incorporating details such as tenure mix.

8.0 Flood Risk

8.1  The north and east of the proposed development site is within the flow path of surface water
flooding as shown on the Environment Agency flood map for surface water.  It is proposed that
surface water runoff will discharge into a sustainable drainage system, designed to contain up to
and including the 1 in 100 year rainfall event including climate change.  This detail would be
secured by planning condition.

8.2  The site falls within the boundary of the Norfolk River Internal Drainage Board; however, the
proposal is for a full infiltration SUDs system, with no direct connection to the IDB drain.  No
objection is raised by the IDB.

8.3  The submitted application demonstrates how flooding from surface water will be managed
and therefore the requirements of policy DC13 paragraph 94 of the NPPF are met.

9.0 Conclusion

9.1  The shortfall in the Council's five year housing land supply is relevant in assessing the
application as Paragraph 49 of the Framework states that policies for the supply of housing
should not be considered up to date if the local planning authority cannot demonstrate a five year
supply of deliverable housing sites.  The Planning Practice Guidance also advises against a
blanket approach to restricting housing outside settlement boundaries.  The restrictive approach
to development outside settlement boundaries contained in policy CP14 of the DPD is not entirely
consistent with the NPPF and in any event is out-of-date by virtue of the current housing land
supply shortfall.

9.2  The proposal would have limited impact on the amenity of existing residential development
and not to any materially detrimental level.  There would be little impact on the character of the
area due to the development of the site and it is not considered that this would be detrimental,
bearing in mind that the development maintains a significant gap between to allow views across
the valley.  In terms of its impact on the historic environment the proposal is acceptable. 
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Planning Permission

3385

3946

Archaeological condition

Contaminated Land - Unexpected
Contamination

 RECOMMENDATION

 CONDITIONS

9.3  The proposal would contribute to the supply of housing, a factor which must be given
considerable weight given the thrust of national planning policy regarding housing provision.  The
development layout would be acceptable and in terms of access the proposal is considered
acceptable.

9.4  Taking all matters into consideration it is concluded that the site is suitable for development
for housing and that any harm likely caused would not be such that it would significantly and
demonstrably outweigh the benefits of the development.  In accordance with paragraph 14 of the
NPPF, it is therefore recommended that permission is granted subject to conditions.

This condition will require to be discharged

This condition will require to be discharged

3006
3047
3920
3920
3920
HA08
HA19
HA24

3920
3920
4000
3996
3920
3920
2000

AN61

2014

Full Permission Time Limit (2 years)
In accordance with submitted
Wall material
Brickwork and bond
Roof of clay pantiles
New access - construction over verge
Provision of visibility splay on approved plan
Provision of parking and servicing - when
shown on plan
Mitigation and biodiversity enhancements
Surface water drainage
Variation of approved plans
Note - Discharge of Conditions
S016 affordable housing note
Anglian water note
NOTE:  Application Approved Without
Amendment
NOTE NCC Inf 2 When Vehicular access
works required
Criterion E - Planning Apps Where Approved
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OLD BUCKENHAM
The Shrublands
Attleborough Road

David Alston (Norfolk) Ltd
Besthorpe Hall Besthorpe

Brown & Co
The Atrium St Georges Street

Demolition of existing grain store and erection of two No barn style dwellings
with detached double garages

Full

3PL/2016/0889/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle
Character and appearance
Design and external appearance
Impact on the visual and residential amenity
Affordable housing
Highway safety

 KEY ISSUES

The proposal seeks full planning permission to demolish an existing grain store and erect two,
four bedroom dwellings and garages.  The dwellings have been designed to reflect a traditional
barn using a blend of red brick and timber boarding. 

Access to the site is via the existing access off Attleborough Road through the farm complex.

The grain store is a large steel and concrete framed building located to the west of a farm
complex of redundant traditional timber and clay farm buildings which have permission to be
converted to six dwellings.  This approved scheme excluded the grain store which was indicated
to be retained for farm storage and served by a separate access.

The site is located approximately 1.5 miles to the south of  Attleborough and 1 mile to the north of
Old Buckenham.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

 EIA REQUIRED

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2014/0976/F - Conversion of barns to provide 9 dwellings and parking - Approved
- The grain store was to be retained and used for storage with a separate access as part of this
permission.

3PL/2012/0193/F - Remove steel grain store, demolish four bungalows, convert agricultural barns
to eight residential units and erection of 10 dwellings - Refused and dismissed on appeal. 

3PL/2011/0440/F - Demolition of mid 20C bungalows, conversion of barns to eight dwellings and
erection of 15 dwellings - Refused.

 RELEVANT SITE HISTORY

General Permitted Development Order 2015

 POLICY CONSIDERATIONS

OLD BUCKENHAM P C

NORFOLK COUNTY COUNCIL HIGHWAYS

Objection.
The applicants justification is based on the fallback position that the existing grain store could be
converted to residential use under Class Q Permitted Development.  However, the application
fails to substantiate this claim and it is questionable whether or not this is a realistic or feasible
option and whether a scheme could be devised which meets the strict requirements of Class Q.
In the absence of such evidence, the Parish Council consider that there are no material
considerations that outweigh the harm that would be caused by the sites unsustainable location,
remote from the village centre and reliant on the private car for access to all services.

No objection subject to provision of type 3 turning area and visibility splay.

 CONSULTATIONS

CP.01
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.19
NPPF

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

No

Not Applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

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

2.0 Development plan and material considerations

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

2.2  The site is located outside the Settlement Boundary in an area of open countryside, (as
defined by Policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), where development is restricted.  The application is
clearly contrary to these policies.  Furthermore, the site is not being put forward for 100%
affordable housing under the rural exceptions Policy DC05.  The proposal should, therefore, be
refused unless there are material considerations that dictate otherwise.  The lack of a five year
housing supply within Breckland District carries significant weight in the consideration of the
application.

2.3  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), state that where
an authority does not have an up to date five year housing land supply, (at present the District
figure is 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

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER

ECOLOGICAL AND BIODIVERSITY CONSULTANT

RAMBLERS ASSOCIATION:  NORFOLK AREA

HOUSING ENABLING OFFICER

AMENDED PLANS

No objection subject to conditions

No objection subject to conditions

No comments

The site adjoins a range of barns which have recently been granted permission for conversion for
nine dwellings.  The cumulative number of dwellings would exceed the affordable housing
threshold and therefore a financial off site contribution towards affordable housing would be
required.  However it is accepted that should the grain store be converted to up to three houses
as permitted development no contribution would be required.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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context of the presumption in favour of sustainable development.

3.0 Principle of development

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

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

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

3.2  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 site is located
approximately 1 mile from Old Buckenham, a Local Service Centre Village  and 1.5 miles from
the Town of Attleborough.  Whilst the development would be likely to support the local services,
the occupants would be almost totally reliant on the car to undertake shopping trips for their daily
needs and to access services and facilities. 

3.3  Paragraph 55 of the NPPR states that in rural areas, housing should be located where it will
enhance or maintain the vitality of rural communities and new isolated homes in the countryside
should be avoided, unless special circumstances apply.  None of the special circumstances apply
to the proposal.  Whilst not remote from existing and future housing, the proposal would never
the less result in the development of new dwellings in the countryside that would be isolated from
services.  The proposal would not, therefore, enhance or maintain the vitality of rural
communities.

3.4  In conclusion, the site performs poorly in terms of its proximity to local services and public
transport connections and is not located in a sustainable location.  This weighs against the
proposal.

3.5  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, the site is within the applicant's ownership and available
now, making the development deliverable within five years to meet the housing shortfall.  If the
application were to be approved, it would be appropriate for time limits to be reduced and this
would be in accordance with other applications in Breckland approved under the five year supply.
The proposal could support the economic dimension to sustainable development, albeit in a very
modest way.  These considerations weigh in favour of the proposal.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

3.6  Although the NPPF's presumption in favour of sustainable development is engaged,
paragraph 14 of the NPPF states that permission should be granted unless any adverse impacts
of doing so would significantly and demonstrably outweigh the benefits, when assessed against
the policies of the Framework taken as a whole; or, specific policies in the Framework indicate
that development should be refused.  A site needs to be acceptable in terms of  impact on the
character and appearance of the area, design and appearance, impact on the visual and
residential amenity of the occupants of the adjacent future development, highway access and
ecology.  These issues are considered later in this report.

4.0 Character and Appearance

4.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a proposal'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.  Core Strategy Policy CP11
says, amongst other things, that the countryside will be protected for its intrinsic beauty and rural
character.  Although outside of a settlement boundary, the site lies immediately adjacent to an
established small group of redundant barns which have permission to be converted into
dwellings.
Under the permission for the adjacent conversion scheme the grain store would be retained for
farm storage use and served by a separate access.

4.2  The grain store is a large modern building, with little architectural merit, of some 36m by 30m
with an eaves height of 7m and a ridge height of 10m.  It is within some 14m of the future
residential barn conversion.  The grain store dominates the traditional farmyard and the adjoining
traditional barns

4.3  The demolition of the building and the replacement with suitably designed dwellings would
provide a better visual relationship with the adjacent conversion scheme than the retention of the
grain store for either farm storage or residential conversion.  It is accepted that under Class Q of
the General Permitted Development Order 2015, subject to the prior approval process, the barn
could be converted into up to three dwellings.  The building is structurally sound and the criteria
set out in the regulations could be satisfied.  The retention of the grain store and its residential
conversion would not contribute to the character of the site and the surrounding area.

4.4  It is considered that the demolition of the building and the erection of two dwellings would
make a more positive contribution to the appearance of the locality and enhance the setting of the
future conversion of the adjacent rural traditional buildings than the retention and conversion of
the grain store to dwellings.  These considerations weigh in favour of the proposal. 

5.0 Design and external appearance

5.1  The proposed dwellings have been designed to appear as barns  but with a contemporary
style and would be constructed using a mixture of black timber boarding, red bricks, red pan tile
roof and grey roof cladding and have been sited to respect the adjoining barns in terms of



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

orientation and layout as such the proposal responds positively to Policy DC16.  A condition has
been imposed requiring the specific colour of bricks and roofing to be agreed.

6.0 Impact on the visual and residential amenity

6.1  The layout demonstrates that the proposal could be accommodated on the application site
and provide adequate amenity space and parking provision.  There is an adequate degree of
separation between the proposed dwellings on both the application site and the adjoining site to
ensure that there will be no unreasonable impacts on the amenities of neighbouring occupants
from loss of privacy and any overbearing impact.  As such the proposal responds positively to
Policy DC01. 

6.2  The demolition of the grain store and the erection of dwellings would ensure that there would
be no future conflict between the existing agricultural use of the building and the amenities of the
future occupants on the adjoining site in terms of noise and disturbance.  Furthermore the
residential outlook would be significantly improved. 

7.0 Affordable housing

7.1  An off site contribution towards affordable housing was secured on the adjoining site through
a Section 106 Agreement The Strategic Housing Officer has confirmed that a further contribution
would be required as the cumulative amount of housing on this and the adjacent development
site would exceed 10 units.

7.2  The applicant has not offered a contribution towards affordable housing on the basis that
should the barn be developed under Permitted Development Rights, no contribution would be
required and therefore, in their opinion the request seems unreasonable.

7.3  It is accepted that the building would benefit from permitted development for conversion to
residential units and under these circumstances a contribution towards affordable housing would
not be required.  It is considered that the refusal of the application on the grounds of lack of
affordable housing contribution cannot be justified given the positive benefits to the character
appearance and amenity of the area which would occur as a result of the development are
significantly more beneficial than the fall back position .

8.0 Highway Safety

8.1  The proposed development would be served by a single point of access off Attleborough
Road which also served the adjoining residential scheme.  As such the Highway Authority has
raised no objection to the proposal subject to the provision of a type three turning area,
appropriate conditions and recommended to secure the provision of parking and turning areas.

9.0 Other issues
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Planning Permission

3944

3946

Contaminated Land - Desk Study/Site
Investigation
Contaminated Land - Unexpected
Contamination

 RECOMMENDATION

 CONDITIONS

9.1  Ecology - The Ecological Consultant has raised no objection to the proposal.  It is considered
that the ecological report has adequately assessed  the impact of the development on protected
species and has recommended approval subject to conditions to ensure the implementation of
appropriate mitigation and protection measures.

10. Conclusion

10.1  Whilst the development of the site could satisfy requirements of the NPPF in respect of both
the economic and environmental role it is considered that some harm would occur due to the
need to travel by car to access local services.  Paragraph 8 of the NPPF stresses that these roles
should not be undertaken in isolation and a balanced assessment is required.  It is considered
that this harm would be outweighed by the positive benefits to the character and appearance of
the area and enhancement of the visual and residential amenity to the future occupants of the
adjoining residential development.  On balance the proposed development would provide a
sustainable form of development. 

10.2  The application is therefore recommended for approval subject to the outlined conditions.

This condition will require to be discharged

This condition will require to be discharged

3006
3047
3740
3920
4000
3996
3923
2014
2001

Full Permission Time Limit (2 years)
In accordance with submitted
Any highway conditions
Non-standard condition
Variation of approved plans
Note - Discharge of Conditions
Contaminated Land - Informative (Extensions)
Criterion E - Planning Apps Where Approved
Application Approved Following Revisions
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WHISSONSETT
Agricultural Land at
Hall Farm

Palmer & Son
Hall Farm Hall Lane

Claxton-Hall Architectural Ltd
7a Oak Street Fakenham

New Dwelling

Outline

3PL/2016/0891/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Hall Lane 

 RECOMMENDATION : APPROVAL

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

 KEY ISSUES

This application seeks outline permission to erection a new dwelling and to the south of Mill Lane.
All matters are reserved.  An illustrative site layout has been provided with the submission, which
shows an indicative position for the dwelling, detached garage and access.

The application site lies adjacent to the Whissonsett Settlement Boundary and is currently used
as agricultural land.  To the east of the site are dwellings, with the village beyond.  To the north is
a dwelling currently under construction, planning reference, 3PL/2015/0401/F and the telephone
exchange is to the west.  Open land surrounds the rest of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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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WHISSONSETT P C

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

RAMBLERS ASSOCIATION:  NORFOLK AREA

PUBLIC RIGHTS OF WAY OFFICER

The Parish Council does not support this application for the following reasons:-
1) it is outside the village envelope 
2) The proposed new driveway would be where the village electricity transformer is. 
3) The Parish Council thinks that if it was to be put in Hall Lane there would be support for the
application.

Satisfactory access to the proposed dwelling can be formed and a condition is proposed to
secure this.  The proposal will compromise a Public Right of Way and an informative is
recommended to ensure the applicant is aware of their responsibilities.

No comments.

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

Notes that the development will affect the Public Right of Way, Whissonsett FP5.  No objections
are raised in principle to a diversion, providing the revised route is not less convenient than the
current one.

The existence of the footpath is acknowledged but only states it will be modified to suit the new
boundary.  No objections are raised in principle, providing the applicant is aware of their
requirements.

 CONSULTATIONS

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

Spatial Strategy
Infrastructure
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 have also been taken into account, where appropriate 

Not Applicable

 CIL / OBLIGATIONS
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Five neighbours have been consulted and a site notice has been displayed.  No representations
have been received in response to the application.

 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 4.72 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 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 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 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

 ASSESSMENT NOTES

PLAN PROVISION - UK POWER NETWORKS -  No Comments Received 
PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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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.  However, if approved, 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.  The site is located
adjacent to the Whissonsett Settlement Boundary and would adjoin the main built up part of the
village.  Planning permission has been granted for a two storey dwelling opposite the site under
Planning Ref:3PL/2015/0401/F.  This was on the opposite side of the road and was considered to
form a logical addition to the existing village.

2.7  Whissonsett contains a village hall, church and post office.  It is acknowledged that there is
no local shop and that there is a limited and infrequent bus service.  Future occupants of the
development would therefore be largely reliant on the private car to access day-to-day
requirements including shopping and communal 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, such as
schools and a pub, are available a short trip away in the nearby villages of Brisley and Colkirk
which would be likely to derive some support from the development.  In addition, four miles to the
north is the town of Fakenham, which has a much broader range of local services.  The NPPF
recognises that opportunities to maximise sustainable transport solutions will vary from urban to
rural areas.

2.8  Whilst it is noted that the site falls outside the Settlement Boundary but adjacent to, 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 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 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  An indicative drawing has been provided indicating a possible siting of the dwelling, although
layout, appearance, landscaping and scale do not form part of this outline submission.  These
issues would form part of any reserved matters approval if permission was forthcoming.  The
indicative position would maintain the established pattern of development east of the site, where
dwellings are set back from the road within good sized plots.  A set back will also reduce its
prominence in the streetscene.  It is also proposed to restrict the scale of the dwelling to a single
storey building, through a condition. T his will further reduce the impact on the landscape and be
in keeping with the neighbouring dwelling.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

3.3  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.  A single storey dwelling,
set back from the public highway, would not cause any significant harm to the rural setting of the
village and would be consistent with neighbouring development and the character of the area. 

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,
privacy or outlook with respect to adjacent dwellings.

5.0 Impact on highways safety

5.1  Whilst access does not form part of this application it is proposed at the north of the site, off
Mill Lane.

5.2  The Highways Authority considers that satisfactory access can be formed to serve the
proposed dwelling.  A condition is proposed to secure this.

5.3  It has been noted, not only by the Highways Authority, that a Public Right of Way, FP5
Whissonsett, will be affected by the development.  Should planning permission be granted, it is
the applicant's responsibility to ensure that the formal procedure described under the Town and
Country Planning Act 1990 is followed.  This will need to be undertaken and completed before
any works commence on the land which would otherwise obstruct the current alignment.  An
informative is proposed to ensure the applicant is aware of the requirement.

6.0 Other matters

6.1  It is noted that there are overhead power lines across the site.  UK Power Networks have
been consulted as part of this application although no comments have been received back.

6.2  The Tree and Countryside Consultant has raised no comments.

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

7.0 Conclusion 

7.1  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.
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Outline Planning Permission

3140

3402

HA05

Prior approval of slab level

Boundary screening to be agreed

Standard outline highways condition

 RECOMMENDATION

 CONDITIONS

7.2  It is noted that the development will be outside of the Settlement Boundary, however the
proposal would form a logical addition to the existing built up area of the village.  Any harm
caused to sustainability and the local character would be small and would not demonstrably and
significantly outweigh the benefits of development.  The application is therefore recommended for
approval.

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

3003
3058
3202
3958
4000
3996
3994
2000

2014

Early delivery of Housing Time limit
Standard Outline Condition
Single storey dwelling only
NOTE:  Public right of way across site
Variation of approved plans
Note - Discharge of Conditions
Non-standard note
NOTE:  Application Approved Without
Amendment
Criterion E - Planning Apps Where Approved
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11

SWANTON MORLEY
Land adjacent Jacobs
Greengate

R W Duffield Ltd
c/o Agent 

Jonathan Burton Architectural Design
12 Park Road Dereham

Erection of detached dwelling & garage

Full

3PL/2016/1068/F

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 of Development
- Design
- Impact on Amenity 
- Highways Impact
- Trees and Landscaping
- Contaminated Land

 KEY ISSUES

Full planning permission is sought for the erection of a five bedroom, detached dwelling and
detached double garage.

The proposed dwelling would measure 12.75m (width) x 12.45 m (length on the ground floor,
13.85m including the front porch and 9m in length on the first floor) by 9.1m high (5.25m to the
eaves).
The detached double garage would measure 6.55m (w) x 6.5m (l) and 5.5m high (2.5m to the
eaves).

The site is located within the Swanton Morley Settlement Boundary.

The site is a broadly rectangular shape measuring approximately 58m by 17m and approximately
928sqm (0.93 hectares/0.23acres).

The site is surrounding by housing on the northern, southern and western boundaries with
agricultural land to the eastern boundary.  The residential properties within the immediate area

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Natalie Levett

This application is referred to committee because the applicant is a Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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are typically two-storey cottage-style, although The Vicarage on the southern boundary is a large
property that the proposal would be similar in scale to.  The access to the site lies on a bend in
the road of Greengate.

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

SWANTON MORLEY PC

Requested a tree survey.  However, when requested the Authority was advised that no trees
were remaining as they had all been felled.  As a result, no Tree Survey could be undertaken.

No objection.

No objection.

 CONSULTATIONS

SS1
CP.01
CP.10
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Spatial Strategy
Housing
Natural Environment
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 have also been taken into account, where appropriate 

NORFOLK COUNTY COUNCIL HIGHWAYS -  No Comments Received 

Not required.
 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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A Site Notice was displayed on 23rd September 2016 and six neighbours directly notified. Two
formal representations were received commenting upon the application. The issues raised
include:

- Loss of all the trees;
- Proposed property is too large and too high for the location;
- Design should be more in keeping with the cottages rather than The Vicarage;
- A smaller design would be preferable;
- Loss of privacy;
- Drainage problems.

A revised plan to include the information required by the Highway Authority has been submitted.
The consultation period ends on 8th November 2016.

1.0 Principle of development

1.1  The National Planning Policy Framework, (NPPF) and associated Guidance, (NPPG),
advises that the Government attaches great importance to the design of the built environment
and that good design is a key aspect of sustainable development.  There is a presumption in
favour of sustainable development, although applications for Planning permission are to be
determined against the Development Plan, unless material considerations indicate otherwise. 

1.2  The key issues are the size, design and appearance of the proposed dwelling, as well as the
impact on the amenities for the adjoining neighbours and highway safety having regard to
Policies DC01 and DC16 in particular.

1.3  This application seeks planning permission for a new two-storey, five-bedroom dwelling and
a detached double garage.  The application site lies within the Swanton Morley Settlement
Boundary.

1.4  Policy DC02 of the Adopted Core Strategy and Development Control Policies Document,
(2009), relates to the principles of new housing developments.  The policy states that within the
settlement boundaries, defined on the Proposals Map, new housing will be permitted.  The
proposed site is located within the Swanton Morley Settlement Boundary thus the principle of
residential development is acceptable.

1.5  The proposal, therefore, has to be weighed up against whether the site is acceptable in
terms of its plot size, design, relationship to surrounding properties, amenity space provision,
parking arrangements etc for a dwelling having regard to Policies DC16 and DC01 in particular.

2.0 Design 

2.1  Policy DC16 seeks to ensure the highest standards of design are achieved in all new
development.

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

2.2  The property is to be constructed of the following:

- Walls: Wienerberger Mardale Antique red facing brick
- Roof: Koramic Old Hollow 451 clay pantile - Victorian colour
- Windows: Anthracite Grey UPVC
- Doors: Anthracite Grey UPVC
- Rainwater goods: Black UPVC
- Vehicles Access and Hard-standing: Gravel
- Boundary Treatments: Concrete posts and timber panels

2.3  The proposed property has been slightly reduced in scale to the one originally submitted.
Whilst the property is large it is considered that the proposed development represents an
acceptable design outcome for the following reasons:

-  the siting of the development is well considered having regard to its immediate built form 
   context;
-  the scale, form and profile of the development is respectful of the property and character of 
   the broader locality;
-  finishing materials, fenestration pattern and design detailing is not out of keeping with the 
   property and character of the broader locality;
-  the development will not appear overly prominent from public or private vantage points and
would
   not result in an adverse character outcome.

3.0 Impact on Amenity 

3.1  Policy DC01 seeks to protect residential amenity. 

3.2  The dwelling is centrally located on the plot of land thus impact on amenity of the neighbours
is reduced as much as possible.  The garage is to be sited in front of the property adjacent to the
highway.

3.3  Due to the location and size of the property and the potential for future expansion under
Permitted Development Rights that could have a negative impact on the surrounding
neighbouring properties, the Permitted Development Rights are to be withdrawn.

3.4  The proposal will maintain an acceptable level of residential amenity for the neighbouring
properties, consistent with Policy DC01.

4.0 Highways Impact, to be further advised, as still out for re-consultation until 8th November
2016.

4.1  Policy DC19 sets out the requirements for car parking.  Three car parking spaces are
proposed.
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Planning Permission RECOMMENDATION

 CONDITIONS

4.2 The Highway Authority requested a scaled drawing indicating the maximum level of visibility
obtainable from a 2.4m set-back before formal comments could be given.  At the time of writing,
the plan has only just been submitted and the formal Highway Authority comments are
outstanding, due to re-consultation period which is due to expire on 8th November 2016.

5.0 Trees and Landscaping 

5.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and
secure appropriate landscaping schemes to mitigate the impact of and complement, new
development.

5.2  The Tree and Countryside Consultant initially requested a Tree Survey given that trees were
on the site and was indicated as such on the application form.  It was noted that the trees within
the site had been felled upon the site visit, although trees around the perimeter remained.  The
Tree and Countryside Consultant advised that a Tree Survey was still required for those
remaining ones. However, the applicant advised me that those trees had subsequently been
felled since the Site Visit and no trees were present.  As such a Tree Survey could not be
undertaken.

5.3  Whilst the trees were not the subject of a Tree Preservation Order, neighbours have raised
this as a negative point.  The Planning department would have wished to have seen at least
some of the trees around the perimeter to be kept and incorporated into a landscaping plan. It is,
therefore, regrettable that this situation has arisen. 

5.4  No landscaping scheme has been submitted as part of the application.

6.0 Contaminated Land 

6.1 Policy CP09 seeks to ensure that development minimises any unavoidable polluting effects
and the development's design should actively seek to minimise or mitigate against all forms of
pollution.

6.2 The Contaminated Land Officer raises no objection to the application. 

7.0 Conclusion 

7.1  Based upon the above and subject to no objections from the Highway Authority, the
application would be recommended for conditional approval.
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3408

3548

HA14

Landscaping - details and implementation

Full details of external lighting

Access gates - restriction

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

3007
3047
MT02
3450
3350
3310
3302

3304
4000
3996
2001
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Non-standard landscaping condition
Non-standard P.D. condition
No alterations to lose garage
No P.D. for extensions, roof alterations,
porches
No P.D. rights for extensions, sheds, etc
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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ASHILL
Land adjacent the Community Centre
Hale Road

Clayland Homes (Ashill) Ltd
Lynford Gardens Lynford Road

Clayland Architects
The Glass House Lynford Gardens

Linear Residential Development consisting of 7no single storey bungalows with
separate or integral garages

Outline

3PL/2016/1086/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 surrounding area and landscape;
Highway safety and traffic implications;
Amenity implications;
Flood risk and drainage implications;
Ecology and arboricultural implications.
Impact on heritage and archaeological assets

 KEY ISSUES

The application seeks outline planning permission for a residential development of seven
bungalows on land to the west of Hale Road, Ashill.  The applicant originally indicated that access
and layout would be fixed at this stage, but has since amended that so that only access is to be
agreed.  An indicative layout has been submitted which shows a linear development of seven
dwellings.  There is a central access proposed which would serve the land to the rear of the site.
A total of three additional access points are proposed along Hale Road to serve the proposed
dwellings.

The application site comprises a roughly rectangular piece of land to the west of Hale Road and
immediately to the north of the Ashill community hall and playing fields.  The site is located at the
north-western edge of the village of Ashill, and is located outside but abutting the settlement
boundary to the east.  The site extends to approximately 0.95 Hectares.  It occupies the road
frontage area between the Community Centre and 1 Hale Road.  The site faces a mix of
predominantly single storey dwellings and some two storey dwellings located on the opposite side

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Simon Wood

This application is referred to Committee as a development proposal outside of the settlement
boundary of Ashill.

 REASON FOR COMMITTEE CONSIDERATION
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of Hale Road to the east.

 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 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

 POLICY CONSIDERATIONS

ASHILL P C

 CONSULTATIONS

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

No
 EIA REQUIRED

3PL/2016/0363/F
Residential Development of 46 new dwellings
Refusal 24-08-2016

Given the scale of development no S106 Agreement is required.

 CIL / OBLIGATIONS
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Letters were sent to surrounding properties.  The Council has received 14 letters of
representation from separate persons raising objections to the proposed development for the
following reasons:

-  Detrimental impact on highway safety along Hale Road from significant increase in traffic.      --
Existing traffic issues and history of fatal incidents.
-  Lack of services and amenities, including education, health, and employment.
-  Detrimental impact on character and appearance of the area and village.  Poor design and too 
   dense a development.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

ENVIRONMENT AGENCY

NATIONAL GRID

HISTORIC ENVIRONMENT OFFICER

The Parish Council are objecting on the same grounds as previous application for this site.
Concerns are raised that as this is only for outline permission if granted it would change to an
increased number of dwellings on the site thus causing even more problems.  The Parish Council
fully supports the views of the Planning Committee regarding development of this site and would
not want any development on the western side of Hale Road.  Even though this application is for
a reduced number of dwellings it does not alter the fact that there would still be the same number
of entrances, the noise problem, the sewer problem within the village and as there has already
been permission granted for 22 dwellings, this would have a major impact on our services.  They
note that the layout is providing for an access road to the western side of the site so this would
indicate further development is proposed for the future and would take us back to the original
application so it strongly objects to this.

The Highways Authority notes that layout is not now fixed at this stage.  They also note that the
proposal includes localised widening of Hale Road.  It has no objections subject to conditions.

The Tree Officer has no comments to make.

The Contaminated Land Officer has no objections subject to conditions.

The Environment Agency has no objections.  They note the site is located above a Principal
Aquifer but do not consider the proposal to be high risk.

The National Grid notes that the apparatus that has been identified as being in the vicinity of your
proposed works is:

l High or Intermediate pressure, (above 2 bar), Gas Pipelines and associated equipment
l Above ground gas sites and equipment
It indicates that as the proposal is in proximity to National Grid's apparatus, they have referred
the consultation to the Gas Distribution Pipelines Team.  No further comment has been received
to date.

The Historic Environment Officer notes that although the current application is for fewer
residential units and covers a smaller area than previously, the implications for the historic
environment are essentially the same.  If planning permission is granted, he would ask that this
be subject to a programme of archaeological mitigatory work in accordance with National
Planning Policy Framework paragraph 141 and that appropriate conditions are imposed.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

-  Located outside the settlement boundary.
-  Ashill is not a local service centre village.
-  Proposals would result in the over-development of the village.
-  Existing foul drainage issues within the village would be worsened as existing infrastructure is 
   inadequate and could not cope with additional dwellings.
-  Detrimental impact from loss of open outlook and open aspect of the site.
-  No need for more housing in Ashill.
-  Impact on flora, fauna and wildlife on the site and in the surrounding area.
-  Impact on archaeological remains on the site.
-  Loss of agricultural land.
-  Significant noise, disturbance and loss of amenity during construction and from associated 
   traffic. 
-  Houses wouldn't meet local need and be affordable and social housing not integrated.
-  Detrimental impact on use of adjacent community centre.

1.0 This application is referred to Committee as a development proposal outside of the settlement
boundary of Ashill.

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 Ashill immediately to the west of the village, (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
development plan unless material considerations indicate otherwise.  It is necessary to consider
therefore whether in this case any such material considerations, including national planning
policy, would justify a departure from policy.

2.5  This is a resubmission of application 3PL/2016/0363/F, which was refused planning
permission for 46 dwellings on 24th August 2016.  That was refused on the basis of the impact of
the development on the character and appearance of the area in which it was to be located.  The
principle concern was that this side of Hale Road was characterised by frontage development and
the previous proposal would have resulted in an estate type development which it is considered
would have been harmful to the character of the area and the form of the village.  The
assessment of the changed scheme on the character and appearance of the area will be
assessed in detail further in the report. 

 ASSESSMENT NOTES
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2.6  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 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.  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.

2.7  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.

2.8  Ashill is identified in the Council's Spatial Strategy as a rural village and is therefore not
allocated any significant growth. Ashill does benefit from a primary school, public house, shop
and community centre and recreation ground and play area.  There are also bus stops nearby on
Hale Road which provide hourly services to the nearby market towns of Dereham, Swaffham and
Watton, (no. 11), which provide for a range of the necessary employment, education, retail and
leisure needs of future residents.  In these terms, the application site is considered to be a
sustainable location for some form of new development.

2.9  Whilst the proposed development would be outside the defined settlement limit, the proposed
development would adjoin the built up area of the village and existing post-war residential
development to the east.  Therefore, the proposal would not result in an isolated development in
the countryside and be compatible with the general residential character of the area to the east. 

2.10  It is noted that the new households would provide  some limited 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.

2.11  The provision of up to seven dwellings would provide a contribution towards providing
housing, particularly in light of the current shortfall in the provision of housing land in the District
and has therefore been given significant weight in favour of the proposal. 

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
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five years.  Whilst this application is submitted in outline there is nothing to suggest that there are
any technical constraints which would prevent the development coming forward in the short term.
The site is owned by the applicants and intended developer Clayland.  To encourage the early
delivery of the proposed housing, a two year time limit for the commencement of work would be
necessary should permission be granted.

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), identifies
that the site and immediate surrounding area to be within the Plateau Farmland character area
and in particular within the Central Breckland Plateau, (E5).  This particular area is characterised
by a gently undulating landscape, with often open skylines, little vegetation cover of significance
other than field boundaries and remnant ancient woodland.  The land is dominated by arable
farmland, providing an open and sparse arable landscape with muted palette of colours and few
structural landscape features.  With regards to settlements it notes that the larger villages which
include Ashill are predominantly linear in form but are continuing to grow and in some instance
become more nucleated.

3.3  The previous development sought to impose an estate-type development onto this side of
Hale Road. That was considered unacceptable given the linear nature of the development on this
part of Hale Road.  Following the refusal of planning permission the current scheme was
submitted which allows for that frontage development between the Community Hall and 1 Hale
Road.  Whilst the details in respect of design and layout are reserved the size and shape of the
site will make anything other than a linear form of development difficult to achieve. 

3.4  It is considered that this revised scheme continues, and reflects, the pattern of development
along this part of Hale Road and is now considered to be acceptable in terms of its impact in
relation to the form and character of the village and surrounding landscape. 

4.0 Highway Safety and Traffic Implications

4.1  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 
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   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.

4.2  The scheme is significantly reduced in terms of the number of dwellings to be served and it is
considered that it is not required to be accompanied by a Transport Statement.  The scheme
involves a central access point to serve the agricultural land beyond and three additional access
points to serve the proposed dwellings.  Revised plans showing visibility splays and turning areas
have been received and the comments of the Highways Authority in respect of these will be
reported.

4.3  It is noted by local residents that the central access point does leave the field at the rear
open for future development.  Whilst this is indeed possible it is not unreasonable to have an
access to serve the agricultural land behind the site.  Any future development on the land to the
rear will need to be the subject of a planning application and assessed against the policies and
other material considerations appropriate at the time of consideration.  It is not possible to object
to this proposal purely on the basis of a fear about what may happen to the rear of the site. 

5.0 Amenity considerations

5.1  The details of the scheme in terms of layout, design and scale are reserved matters and will
therefore allow for consideration in relation to the relationship of the properties with other
residential properties at that stage. 

5.2  Whilst the proposals would alter the open outlook from properties on the opposite side of
Hale Road, the properties will be bungalows and the impact will be minimal.  It is not reasonable
to object to this application on that basis.  The relationship will be no different than other
properties along Hale Road and the loss of view is not a material consideration. 

5.3  In respect of the previous scheme the Council's Environmental Health Officer had no
objections to the proposed development with respect to the adjacent community centre use.  In
order to ensure that the construction of the development would not result in any overriding harm
to neighbouring occupiers, it is considered that a condition securing the submission and approval
of a construction management plan would be necessary should permission be granted.

5.4  Having regard to the above, 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.

6.0 Flood risk and drainage
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6.1  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.

6.2  Foul drainage would be via the existing mains system along Hale Road.  In order to ensure
that measures are in place to manage both foul and surface water networks, it is considered that
a condition would be necessary to secure further details of both the foul and surface water
drainage schemes and their on-going management regimes.

7.0 Ecology and Arboriculture Implications

7.1  The previous scheme raised no objections in respect of ecology and trees and this scheme is
significantly reduced.  It proposes no tree losses and is a significant distance from any prominent
ecological features.  The site is located in excess of 2kms from the buffer zone of the SPA for
stone curlew and from other SSSI's and other statutorily and non-statutorily protected sites.  As a
result the proposals would not result in any direct impacts on the SPA or other protected sites.

7.2  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 Impact on heritage and archaeological assets

8.1  With regards to archaeological interests, the Historic Environment Service note that surveys
submitted with the application indicate there is potential for roman artefacts and features within
the site and that their significance maybe adversely affected by the proposed development.  They
have subsequently recommended that a programme of archaeological mitigatory work be
approved and implemented prior to the commencement of development in order to ensure that
there are adequate measure sin place to fully investigate, appraise and record any assets of
archaeological significance.  In order to accord with  paragraph 141 of the NPPF a condition
would therefore be necessary should permission be granted. 
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Outline Planning Permission

3802

3804

3946

HA05

HA14

HA20

Precise details of surface water disposal

Precise details of foul water disposal

Contaminated Land - Unexpected
Contamination
Standard outline highways condition

Access gates - restriction

Provision of visibility splays - conditioned

 RECOMMENDATION

 CONDITIONS

9.0 Conclusion

9.1  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.

9.2  The site is considered to be located in a sustainable location, accessible to facilities and local
services within Ashill which would provide for some daily needs of future residents.  The existing
local bus service provision would assist in connecting the dwellings to services in higher order
settlements.

9.3  Given the reduction in the site area and the positioning of development along the road
frontage it is considered that the previous objection in terms of the impact on the open character
and appearance of the site and this part of the village have been overcome.

9.4  For the reasons summarised above, it is concluded that the proposal now constitutes
sustainable development and accords with the NPPF and relevant policies in the Development
Plan having regard to the lack of a five year housing land supply.

10.0 RECOMMENDATION

10.1  The application is therefore recommended for approval subject to 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

3005
3047
3058
3996
AR03
HA39B

Outline Time Limit (3 years)
In accordance with submitted
Standard Outline Condition
Note - Discharge of Conditions
Non standard archaeological condition
Highway improvements off-site B
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HA39A Highway improvements-offsite A This condition will require to be discharged
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ICKBURGH
The Old Forge
Swaffham Road

Mr Simon Ball
The Old Forge, Swaffham Road Ickburgh

Clayland Architects
The Glass House, Lynford Gardens Lynford Road

Erect detached bungalow and garage

Full

3PL/2016/1097/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle
Impact on local character and amenity
Highway safety
Impact on the natural environment

 KEY ISSUES

The site seeks full planning permission for the erection of one, three bedroomed bungalow with
attached garage and carport, within the curtilage of an existing bungalow, The Old Forge.  The
site is 0.16 hectares.  The dwelling would be constructed using red brick work and dark grey
pantiles.

The site would use the existing access off Swaffham Road, (A1065).

The site is outside the Settlement Boundary of Ickburgh.  It is a semi rural location to the south
west of the village, and north of the settlement boundary of Mundford.  To the north and south are
individual residential dwellings.  Opposite the site to the east of Swaffham Road is a small
residential development.

The site is within the Stone Curlew Buffer Zone and 300m of the Breckland SPA and the River
Wissey.

There has been a previously approved application on land to the south-west of The Old Forge for
one, four bedroomed dwelling.  This was given permission 29th July 2016.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Lisa O'Donovan

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2016/0108/F - One detached bungalow - Permission

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CONTAMINATED LAND OFFICER

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

ICKBURGH P C

HISTORIC ENVIRONMENT SERVICE

ECOLOGICAL AND BIODIVERSITY CONSULTANT

NATURAL ENGLAND

No objection subject to condition.

No objection subject to conditions.

No comments.

Our parish committee was all in favour and all felt it would good use of a waste piece of land.  It is
in keeping with adjacent properties.

No objection subject to condition.

No objection subject to conditions.

No objection - statutory advice given.

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
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 have also been taken into account, where appropriate 

No
 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Site notice erected: 13-09-2016
Consultation letters issued: 12-09-2016

Six representations were received, five in support and one objection raising the following issues:
Loss of light.
Overlooking.
Noise - comment made with reference to the use of motorbikes.

The orientation of the site is such that any loss of light received will be over the application site
itself and a 1.8m high fence is proposed along the north-east boundary which will alleviate any
overlooking issues.  The comment made in reference to motorbike use is not a planning
consideration.

 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.

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 full planning permission for the erection of one bungalow 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.

 ASSESSMENT NOTES
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2.4  In terms of the economic and social criteria, the proposal would provide one new dwelling
and would make a positive, albeit modest, contribution to the housing supply shortfall and provide
some short-term economic benefits through its construction and longer-term economic benefits
through additional household spend within the surrounding area that would be generated by the
provision of the dwelling.

2.5  With regard to whether this is a suitable location, the site is outside the Settlement Boundary
of Ickburgh which lies immediately opposite the site to the east of Swaffham Road.    Ickburgh
has a lack of service provision and residents are largely dependant on higher order settlements
for almost all shopping, employment, education and leisure purposes.  The site is approximately
ten miles from Swaffham and six miles from Brandon.  The nearest service centre village would
be Mundford, approximately 0.5 mile away which offers some services, including a primary
school, post office, church, public house, community centre, playing fields and village shops.
Consequently, the proposal would conflict with the objectives in the NPPF which seek to minimise
the need to travel. 

2.6  It should be 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 the villages are linked by a continuous footpath along Swaffham
Road along, (A1065), therefore services can be readily accessed from the site by foot or cycle.
There is also a bus route along the A1065.  The proposed dwelling would therefore help support
the services in nearby Mundford, in line with paragraph 55 of the NPPF.

2.7  Environmentally, although outside the Settlement Boundary, the site is in a semi-rural
location within a loose knit group of existing development.  There are other residential uses
immediately to the south, south-east and east of the site.  As such the site is considered to be
appropriate infill.  The site is not considered an important gap within the street scene.  The
Council's Landscape Character Assessment indicates that the site falls within the A3 River
Wissey character area.  Key characteristics of the local landscape include a broad flat valley floor
with gentle sides characterised by a mosaic of pasture fields and a variety of woodland.
Development considerations indicate that the unsettled rural character should be preserved and
ensure expansion of villages do not extend into the largely undeveloped rural valley.  The
proposal would consolidate the existing pattern of development and given the immediate locality a
more built up appearance.  It would not extend the existing development into an undeveloped
area.  Whilst this will result in some loss of character, the harm would be limited given the
following factors:

-  the visual containment of the site by existing development;
-  generous proportions of the site will maintain a spacious character;
-  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.

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

2.9  With regard to availability and delivery, this is a full application and the site is within the
applicant's 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.

2.10  It is concluded that the proposal would not result in an isolated development in the
countryside.  The scheme would provide an additional dwelling, generate some economic activity
and be developed without causing significant harm to the character and appearance of the area.

2.11  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 spacious plot size and the property's matching form and scale to the dwellings
immediately adjacent is considered sympathetic and in keeping with the context of the site, the
spacious character of the surrounding development and the wider rural landscape character of
the area.

3.3  There is a good degree of separation between the site and the adjacent property at
Glentramman, and the proposed 1.8m high fencing along this side boundary helps to ensure that
the proposal would not result in any significant impact on the outlook, privacy and daylight of this
property and the orientation is such that any overshadowing would be over the application site
and not the neighbouring dwelling.  There is a generous distance between the proposed dwelling
and The Old Forge, again, reducing the impact on the level of amenity currently received by the
occupiers of this dwelling.

3.4  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 neighbouring residential
properties.  As such the proposal is consistent with policies DC01 and DC16.

4.0 Highway Safety

4.1  A shared access between The Old Forge and the proposed two new dwellings is proposed
from Swaffham Road.  The Highway Authority has raised no objection to the proposal subject to
conditions requiring an improved visibility splay and the widening of the access to a minimum
width of 4.5m.  There is sufficient land available within highway limits to provide a satisfactory
level of visibility.  Standard planning conditions in respect of parking and turning have also been
recommended and will be attached to any approval. 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 14th November 2016

DC131_new2016

Planning Permission RECOMMENDATION

5.0 Impact on SPA and Ecology 

5.1  The site is located within the stone curlew buffer zone and 300+m of the Breckland Special
Protected Area, (SPA).  A Preliminary Ecological Assessment, (PEA), has been undertaken to
assess the likely impacts on biodiversity and protected species and to assess the likely effects of
the development upon the SPA.

5.2  Natural England has raised no objection to the proposal and concluded that the proposal is
not likely to have a significant effect on the interest features of the statutory nature conservation
sites.  As such a Habitat Regulation Assessment is not required.

5.3  The Ecologist has reviewed the Preliminary Ecological Assessment and concluded the
appraisal sufficiently assesses the application site with regard to ecology.  The assessment sets
out working methods for nesting birds and ecological enhancement measures such as the
provision of bat and bird boxes.  Suitable conditions have been recommended to ensure the
recommendations of the PEA are implemented.

5.4  It is considered there are no overriding constraints to the development in terms of ecology
and protected species.  As such the proposal is consistent with policy CP10.

6.0 Other Matters

6.1  The Contaminated Land Officer raises no objection subject to a condition regarding
unexpected contamination.

6.2  The Environmental Health Officer has raised no objection, subject to condition restricting
noise levels and hours of operation during construction due to the close proximity to existing
residential properties.

6.3  The Historic Environment Services has raised no objection, subject to a condition requiring
an archaeological investigation due to the close proximity of the site to an historic road, historic
medieval and post medieval village core.

7.0 Conclusion

7.1  In conclusion, it is considered that the proposal would constitute a sustainable form of
development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character
and appearance of the surrounding area or the SPA.  The application is therefore recommended
for approval.
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MT03

MT04

DE08

3380

3946

HA20

HA14

External wall and roof materials to be agreed

Clay pantiles

Slab level to be arranged

Archaeological work to be agreed

Contaminated Land - Unexpected
Contamination
Provision of visibility splays - conditioned

Access gates - restriction

 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

3006
3047
HA10
HA24

3920
3920
3920
AN61

4000
3996
2000

2014

Full Permission Time Limit (2 years)
In accordance with submitted
Existing access - widened or improved
Provision of parking and servicing - when
shown on plan
Ecology condition
Ecology condition - Hedgehogs
Noise during construction
NOTE NCC Inf 2 When Vehicular access
works required
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without
Amendment
Criterion E - Planning Apps Where Approved
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NECTON
Land adjacent to Damson Cottage
Necton Road

Mr & Mrs  Smith
Damson Cottage Necton Road

Beeston Architectural Services
2 Back Lane Beeston

Proposed construction of two dwellings on land adjacent to Damson Cottage 

Outline

3PL/2016/1158/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
- Impact upon amenity
- Highway safety impact

 KEY ISSUES

This application seeks outline consent with some matters reserved, (appearance and
landscaping), for the erection of two dwellings on land adjacent to Damson Cottage, Necton
Road.  The proposed dwellings would be served via a single access off Necton Road.  An
indicative plan has been provided showing two detached dwellings with detached garages located
to the front of the site.  A wind turbine is proposed to the rear; the plans state that it would be
"sized by specialist for sizes of dwelling".

This application is a re-submission of a previously refused application in August 2016 of the same
proposal, (reference 3PL/2016/0772/O).  The only alteration is that the submission provides more
written in support of the proposal.

The application site is located outside of any defined Settlement Boundary and is bounded to the
north and east by agricultural land, to the south east by the existing dwelling, (Damson Cottage),
beyond which lies a small woodland and to the south and south west by the highway, beyond
which are a pair of cottages and agricultural land.  The site currently is grassed with fencing and
hedging to the boundary adjoining the highway and mature hedgerows adjoining the agricultural
land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Natalie Levett

The application is referred to Planning Committee at request of a Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2016/0772/O: Erect two dwellings - Refused 31 August 2016

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NECTON PARISH COUNCIL

HOLME HALE P C

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

No objections.

No objections.

Comments remain as per the previously refused application.  The site lies remotely from goods,
services and amenities and it is, therefore, considered that residents would be reliant on travelling
by car to access these.  However, the Highway Authority is likely to have difficulty in
substantiating a highway sustainability objection based on the traffic generated by two dwellings.
Recommend conditions if the Local Planning Authority are minded to approve the application.

No objection in principle, although the garage on eastern plot should be positioned so that is
outside the Root Protection Area of the tree to the east which is outside the plot.

No objection subject to conditions.

 CONSULTATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
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
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 required.
 EIA REQUIRED

Not applicable.

 CIL / OBLIGATIONS
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A Site Notice was displayed on 30th September 2016, advertised in the EDP and two neighbours
directly notified.  The consultation period ends on 31st October 2016.  No representations have
been received at the time of writing.

 REPRESENTATIONS

1.0 Introduction

1.1  The application is referred to Planning Committee at request of a Ward Member.

1.2  This application is a resubmission of a previously refused application of the same description
in August 2016, (reference 3PL/2016/0772/O).

1.3  The outline proposal itself has not altered, although the agent has provided additional
information in the submission in support of the application.

1.4  The National Planning Policy Framework, (NPPF) and associated Guidance, (NPPG),
advises that the Government's policy is that there is a presumption in favour of sustainable
development, although applications for Planning permission are to be determined against the
Development Plan, unless material considerations indicate otherwise.  The main issue of
consideration is whether or not the development is acceptable, in particular, in terms of the
principle, design, impact on amenities and highways.

2.0 Principle of development

2.1  This application seeks outline planning permission for the erection of two, detached dwellings
on land outside of any defined Settlement Boundary, (the nearest is Necton Settlement Boundary,
the centre of which is approximately one mile away).  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.

2.2  However, paragraph 49 of the NPPF states that where an authority does not have an up-to-
date five year housing land supply, (the current published 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.

2.3  The NPPF constitutes guidance for local planning authorities and decision-takers and is a
material consideration in the determination of planning applications to achieve sustainable
development.  The Government outlines three dimensions to sustainable development:
economic, social and environmental, (paragraph 7).  These dimensions give rise to the need for
the planning system to perform a number of roles:

-  an economic role - contributing to building a strong, responsive and competitive economy, by 

 ASSESSMENT NOTES
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   ensuring that sufficient land of the right type is available in the right places and at the 
   right time to support growth and innovation; and by identifying and coordinating development 
   requirements, including the provision of infrastructure;

-  a social role - supporting strong, vibrant and healthy communities, by providing the supply of 
   housing required to meet the needs of present and future generations; and by creating a high 
   quality built environment, with accessible local services that reflect the community's needs and
   support its health, social and cultural well-being; and

-  an environmental role - contributing to protecting and enhancing our natural, built and historic 
   environment; and, as part of this, helping to improve biodiversity, use natural resources 
   prudently, minimise waste and pollution, and mitigate and adapt to climate change including 
   moving to a low carbon economy.

2.4  Paragraph 8 states that these roles should not be undertaken in isolation, because they are
mutually dependent and that the planning system should play an active role in guiding
development to sustainable solutions.  A balanced assessment against these roles is, therefore,
required.

2.5  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 National 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.

2.6  In terms of the economic and social criteria, the proposal would provide two new residential
dwellings for market sale and would, therefore, make a positive, albeit small, contribution to the
housing supply.  The proposal would have limited short-term economic benefits through labour
and supply chain demand required during construction and longer-term economic benefits
through the additional household spend within the wider area that would be generated by the
provision of two dwellings.  However, given the small scale nature of the development, these
benefits are not considered to be a significant and definitive overriding matter in this instance.

2.7  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
falls within the Parish of Necton, although it also lies adjacent to the Parish of Holme Hale.
Necton is identified as a local Service Centre.  The centre of Necton is approximately one mile to
the northwest of the site.  It is defined by Policy SS1 as a Service Centre Village, defined as
having adequate services and facilities to meet day-to-day requirements of the existing residents.

2.8  The application site is located approximately 0.4 miles from the nearest edge of the
Settlement Boundary of Necton to the north of the site.  Necton contains some local services and
facilities including a Post Office.  However, this site is approximately 0.7 miles away from this with
no continuous footpath or street lighting linking the site to these facilities and, therefore, the
facilities contained within Necton are not easily or safely accessible from the site.  Occupants of
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any new dwelling would be largely reliant on the car to undertake shopping trips for their daily
needs and to access services and facilities.  The nearest town that offers services that has the
potential to meet all everyday needs, including shopping and employment, is Swaffham which is
located approximately five miles away from the site.

2.9  A bus stop is located adjacent to the Post Office with one also located to the south of the site
in Holme Hale approximately 0.3miles from the site and where pedestrians would need to
navigate the roads, which do not have a pavement.  However, the buses which serve these do
not provide a frequent service throughout the week.  A more frequent bus service is provided at
the bus stop adjacent to the A47 to the north, although this is over 1.3miles from the site.  As a
result, the same issues arise concerning pedestrian access to the bus stops and, as services are
not frequent, this severely limits the likelihood and convenience of bus use.  The proposal would
thus result in an isolated development, which would offer little support to the maintenance of local
services and facilities.

2.10  The roads to the higher order settlement of Swaffham does not provide for safe walking
access to the facilities.  These would not enable easy access to necessary daily services.  For
these reasons, occupants of the dwellings would rely on the use of the private car to gain access
to local facilities.  This would not accord with the core planning principle in Paragraph 17 of the
National Planning Policy Framework, which is to actively manage patterns of growth to make the
fullest possible use of public transport, walking and cycling.  The proposal would not accord with
Paragraph 34 of the NPPF in terms of ensuring the need to travel will be minimised and the use
of sustainable transport modes will be maximised. 

2.11  Whilst it will hold very little weight, the Council is currently consulting on its "Preferred Site
Options and Settlement Boundaries".  The application site was not put forward for consideration
as part of this process and there are no plans to increase or create a new settlement boundary
for Holme Hale. 

2.12  On balance, the proposal would not accord with the social role in achieving sustainable
development in terms of access to services. 

2.13  The site is not in a sustainable location and it is, therefore, considered that it would not
benefit the community or meet the above objectives. 

3.0 Design and Impact on the Character and Appearance of the Surrounding 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 design, as is its design.

3.2  Policy DC16 requires all new development to achieve the highest standard of design.  As
part of this, all design proposals must preserve or enhance the existing character of an area.
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Consideration will also be given to the density of buildings in a particular area and the landscape /
townscape effect of any increased density. 

3.3  The application site lies outside of any defined Settlement boundary and is currently a
grassed area.  The immediate locality is characterised by sporadic development surrounded by
open agricultural fields.  It is also noted that the site is only bounded to the south east and south
west by existing development and on all other sides by open agricultural fields.  Whilst it is noted
that there is further existing sporadic residential development within the surrounding area, it is
considered further dwellings within this location would result in an undesirable consolidation of
development resulting in an unwarranted intrusion into the rural setting to the detriment of the
character and visual amenities of the area and therefore would be contrary to Policies DC01 and
DC16 of the Core Strategy.  The proposed residential development would thus result in a
different character and form of development and would be uncharacteristic to the sporadic form
of development currently within the locality and would therefore be detrimental to the visual
appearance of this rural locality.

3.4  Based upon the above, the proposal fails to satisfy the requirements of Policy DC16 and the
requirements of the NPPF.

4.0 Impact on amenity

4.1  Policy DC01 seeks to protect residential amenity and that all new development must have
regard to amenity considerations and states that development will not be permitted where there
are unacceptable effects on the amenity of neighbouring residents and future occupants.

4.2  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 site and the degree of separation from neighbouring dwellings, that
an appropriately positioned and designed scheme 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 Highways Impact 

5.1  The NPPF requires new developments to provide safe and suitable access to the site for all
people. Policy CP04 seeks to ensure that all access and safety concerns are resolved in new
developments.

5.2  The Highway Authority has advised that their comments remain as per the previously refused
application in that the site lies remotely from goods, services and amenities and it is, therefore,
considered that residents would be reliant on travelling by car to access these.  However, the
Highway Authority is likely to have difficulty in substantiating a highway sustainability objection
based on the traffic generated by two dwellings.  The Highway Authority and, therefore,
recommended conditions if the Local Planning Authority is minded to approve the application.
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Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

6.0 Impact on Trees and Hedges

6.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and
secure appropriate landscaping schemes to mitigate the impact of and complement, new
development. None of the trees are covered by a TPO.  The application submission advises that
the existing very high hedging is to be removed and replanted with low level native hedge species
and the front fence removed and a new low level hedging would be in its place, which would
expose the dwellings and making them visually dominant in the area. 

6.2  The Tree and Countryside Consultant has advised that there is no objection in principle,
although the garage on eastern plot should be positioned so that it is outside the Root Protection
Area of the tree to the east which is outside the plot.  A revised plan could have been obtained
but given the in principle objection this was not obtained.

7.0 Other issues

7.1  Policy CP09 seeks to ensure that development minimises any unavoidable polluting effects
and the development's design should actively seek to minimise or mitigate against all forms of
pollution.

7.2  The Contaminated Land Officer was consulted on this application and raised no objections
subject to conditions and informatives covering contamination, asbestos and future extensions.

8.0 Conclusion

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

8.2  Whilst it is noted that the proposed development would provide some benefits in terms of
providing a limited contribution towards the five year housing land supply shortage and the local
economy through its construction, it is considered these benefits would be outweighed by the
harmful impact of the proposed development due to its unsustainable location remote from
facilities and services, with no footpath connections and its detrimental effect on the character
and appearance of the surrounding rural area.  The proposal would, therefore, be contrary to
Policies CP14, DC02 and DC16 of the Breckland Core Strategy and Development Control
Policies Development Plan Document and the NPPF.

8.3  Based upon the above, the proposed development is recommended for refusal.
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