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 RECOMMENDATION : APPROVAL

Principle of development and policy matters.
Local character, amenity and trees.  
Access.
Ecology.
Contamination.
Loss of Employment Site.
Heritage Issues.
Loss of Agricultural Land

 KEY ISSUES

Outline permission is sought for the erection of up to 75 dwellings on a site area 3.15 HA 

All matters are reserved at this stage, however, the applicant has produced indicative drawings
which show removal of the existing salvage yard and that 75 houses can be fitted on the site with
access from  Attleborough Road.

The application is supported by a number of documents and technical reports, including:

Design & Access Statement,
Preliminary Ecological Appraisal,
Arboricultural Impact Assessment 
Flood Risk Assessment. 
Transport Assessment, 
Contaminated land survey. 
Landscape and Visual Appraisal

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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The application site is located to the south of Great Ellingham on the eastern side of
Attleborough Road.  The site is comprised of an existing salvage yard which is approximately
160m long by 100m wide together with a paddock to the south which is broadly triangular in
shape and measures approximately 160m wide by 120m deep.  A number of dwellings front the
northern part of the site along Attleborough Road behind which sit a collection of buildings
associated with the salvage yard.

 SITE AND LOCATION

A number of applications have been made in respect of the existing salvage yard, however, these
are not considered directly relevant to the application.

 RELEVANT SITE HISTORY

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

SS1 Spatial Strategy
CP.01 Housing
CP.03 Employment
CP.04 Infrastructure
CP.05 Developer Obligations
CP.09 Pollution and Waste
CP.10 Natural Environment 
DC.01  Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space 
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16  Design
DC.17 Historic Environment
DC.19 Parking Provision  

NPPF With particular reference to paragraphs 7, 8, 9, 10, 11, 12, 13, 14, 17, 34, 35, 49, 103 112,
118, 128 & 134 

NPPG National Planning Practise Guidance

'Manual for Streets' 2007

 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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CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER

GREAT ELLINGHAM PARISH COUNCIL

ENVIRONMENT AGENCY

The final proposal should provide a design that uses proven crime prevention through
environmental design principles. 

A carefully designed lighting plan to cover all vulnerable areas should be in place.  This will help
to deter and reveal potential offenders and a uniform spread of White light to British
Standard BS5489-1:2013 is advisable.

Councillors resolved to support the application but would ask that certain conditions are
requested, including:

a) safe pedestrian access to village amenities and the school in the form of a footpath
b) a measure to allow safe crossing
c) given the scale of the development and the "dark sky" status of the village, the Parish Council
would ask that CPRE recommendations relating to lighting are imposed, namely that any outdoor
lights associated with this proposed development should be:
1) fully shielded,(enclosed in full cut-off flat glass fitments)
2) directed downwards,(mounted horizontally to the ground and not tilted upwards)
3) switched on only when needed,(no dusk to dawn lamps)
4) white light low-energy lamps,(LED, metal halide or fluorescent)and not orange or pink sodium
sources

Site Specific Information / Comments This site is located above a Principal Aquifer, Source
Protection Zone (SPZ) 3 and is within 118m of a surface water course.  It is anticipated that
groundwater is potentially shallow <10 m bgl. We consider the previous metal recycling land use
to be potentially contaminative.  The site is considered to be of high sensitivity and could present
potential pollutant / contaminant linkages to controlled waters. 

Environment Agency Position; It considers that planning permission could be granted to the
proposed development as submitted if the following planning conditions are included as set out
below. Without these conditions, the proposed development on this site poses an unacceptable
risk to the environment and we would wish to object to the application.

Flood Risk / Surface Water Drainage 

Please consult the Lead Local Flood Authority (LLFA) 

Foul Drainage 

No information was shown in the application about the intended method of disposing of foul
drainage.  If connection to the mains sewer is not proposed we wish to be re-consulted. 
Government guidance contained within the National Planning Practice Guidance, (Water supply,
wastewater and water quality considerations for planning, applications, paragraph 020), sets out
a hierarchy of drainage options that must be considered and discounted in the following order: 
1. Connection to the public sewer 

 CONSULTATIONS

Contributions towards education and library facilities have been requested by the County Council.

 CIL / OBLIGATIONS
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HISTORIC ENGLAND

HISTORIC ENVIRONMENT SERVICE

NORFOLK COUNTY COUNCIL HIGHWAYS

2. Package sewage treatment plant,(adopted in due course by the sewerage company or owned
and operated under a new appointment or variation). 

3. Septic Tank 

Foul drainage should be connected to the main sewer.  Where this is not possible, under the
Environmental Permitting Regulations 2010 any discharge of sewage or trade effluent made to
either surface water or groundwater will need to be registered as an exempt discharge activity or
hold a permit issued by the Environment Agency, addition to planning permission.  This applies to
any discharge to inland freshwaters, coastal waters or relevant territorial waters.

The site lies on the south eastern side of the village and near the medieval Church of St. James,
listed grade I. The development of the southern part of the site, currently a paddock, would
change how the church is experienced in views on the southern approach into the village on the
Attleborough Road. This would cause some minor harm to the significance of the church. In line
with the requirements in the National Planning Policy Framework (NFFP), the harm should be
weighed against any public benefits the proposal would deliver.

There is moderate potential for heritage assets with archaeological interest .



We therefore request that the results of an archaeological evaluation,(trial trenching, are
submitted prior to the determination of the application in accordance with National Planning
Policy Framework paragraph 128 so that a fully informed planning recommendation can be
made.  A brief for the archaeological evaluation can be obtained from Norfolk Historic
Environment Service.



Officer comment: A preliminary report following trial trenching has been provided and is with the
Historic Environment Officer for comment.

Pedestrian links



New pedestrian improvements will be required to ensure there is a continuous link from the site
back to the village centre and the primary school including to footpaths FP6 and FP8.



Links between the site and FP6 should be improved ,and the development should face the
footpath. 



Vehicular Access



The TS has outlined possible three vehicular access options for consideration, all of which
propose to serve the development via a single point of access via a type three access road.
Upon consideration of the 85%tile speeds recorded in principle all of three of these options look
to be acceptable, however, I do note that option A has been used to develop the indicative layout.


Highway layout



The frontage footways should be 2m in width with the rear of footway running along the line of
the visibility splays.  It is essential that the development provides a good level of frontage
development creating a street scene to provide a greater level of compliance to the 30 mph
speed limit. 



Site layout
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL

FLOOD & WATER MANAGEMENT TEAM

TREE AND COUNTRYSIDE CONSULTANT

HOUSING ENABLING OFFICER

FACILITIES MANAGEMENT


In addition to the above, detailed comments are made on the layout submitted.

Highways request that the applicant amend the proposals to address the concerns of the LHA as
outlined above and place a Holding Objection on the scheme until these matters are resolved.

Further to these comments additional information has been received which shows an off site
scheme of highway improvements that would provide a pedestrian link to the nearest primary
school together with works to the surface of footpaths 6 & 8. Highways comments have been
sought on the additional information.

No objection subject to contributions to;
Great Ellingham pre School and Primary School and Attleborough Academy in accordance with
standard multipliers. 
Provision of a fire hydrant per 50 dwellings, contributions to library services. 

Further comment regarding local Green Infrastructure (GI) network, including Public Rights of
Way and ecological features.

No comment as application falls below threshold for providing detailed comment.

No objection to the principal of development on the site.  An arboricultural implication assessment
and tree protection plan will be required based on final layout.

Breckland's adopted policy DC04 requires sites of this size to provide 40% of all units as
affordable housing.  This is further split into 65% for rent and 35% for shared ownership or other
suitable ownership product. 

It is noted that a reduced level of affordable housing is proposed due to viability constraints; the
viability assessment will require external testing to confirm the appropriate level of affordable
housing.

The units provided should be constructed to current HCA standards, and secured by a S106
Agreement to ensure affordability in perpetuity. 

They should be well integrated into the overall site in reasonably sized clusters.  They should be
transferred to an RP at a price which assumes no public subsidy is payable.

The application includes the provision of open space as part of the development, together with
retained hedges and trees.  If it is intended to offer the open space to BDC, Facilities
Management would wish to be consulted on the details of the proposed open spaces at the
appropriate time.  However, BDC will only generally consider adopting areas of low maintenance
open space, if provided with a perimeter knee rail fence to restrict vehicular access and it is
possible that BDC might 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 Parish Council or a management company
etc. 
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ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

RAMBLERS ASSOCIATION:  NORFOLK AREA


The proposals show that surface water drainage for the site is to be achieved by the provision of
an attenuation lagoon situated within one of the open spaces.  Please be aware that the Council
is not a drainage authority and would not consider adopting any part of the drainage
infrastructure, or an open space that includes any drainage features such as storage lagoons,
ponds, underground storage tanks / pipes or soakaways etc

Protected Sites 

This development is unlikely to impact any designated sites due to the distance of the site from
protected sites, i.e. over 2 km from any statutory designated site and 1.75km from any County
Wildlife Site.
 
Protected Species 

The Ecological Site Appraisal Report has identified the presence of this Great Crested Newts in
nearby ponds from the ecology surveys for a nearby development and further presence /
absence surveys should be undertaken. 

Other Ecological Receptors 

The Ecological Site Appraisal Report details a number of likely mitigation requirements which
should be fully detailed in the ecological assessment report following further surveys. 

Further comments 15/7/16;

Further information is required prior to the determination of the application in order to assess that
proposals are suitable to maintain the favourable conservation status of the local great crested
newt population throughout the development and the future usage of this site.  This should
include a great crested newt mitigation strategy with associated maps and landscape plans.
Further measures for mitigation and biodiversity enhancement are detailed below to be
incorporated into the development.


Officer Comment: Additional information on a great crested newt mitigation strategy was received
22/8/16, the ecologists comments on this strategy have been sought.

Recommend approval providing the development proceeds in line with the application details and
subject to conditions to alleviate environmental concerns.  Assume the foul water will be
discharged to the Anglian Water mains system and that Anglian Water are satisfied that the
mains system has sufficient capacity to cope with the additional flow from the proposed
Development.

Based on both the accuracy of the information provided in the Phase 1 Desk Study Report
Reference 72912.001 dated November 2015 by Mayer Environmental Ltd and the current records
of contaminated land issues we hold to date.  Recommends approval providing that the
development proceeds in line with the application details and subject to conditions to alleviate
environmental concerns.  I would advise that the site investigation also comprises of ground
water monitoring and that the Environment Agency is consulted.
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 REPRESENTATIONS

BRECKLAND ASTRONOMICAL SOCIETY

CPRE NORFOLK

NORFOLK RIVERS INTERNAL DRAINAGE BOARD

No comments

The proposal to change the use of this industrial area is welcome. As an astronomical society, we
found the existing lighting detrimental to the village's dark sky.  However, this application is for a
large number of houses, each bringing the risk of individual careless lighting in the future, and
moreover building on a green space,(the paddock), is of a
great detriment to the general rural character. 

Further comment 8/6/16:

We wholeheartedly object to the DUSK TIL DAWN lighting scheme proposed.

CPRE Norfolk has a number of concerns about this application. 75 extra dwellings seems an
excessive number for a settlement the size of Great Ellingham.  We are especially concerned,
given that the proposed development is in an area classified as Rural Dark Landscape in Norfolk
County Council's Environmental Lighting Zones Policy, that such a large development could have
a very negative impact on the dark skies and dark landscape that are enjoyed by local residents.
Great Ellingham is an unlit village and CPRE wish to support the local community's desire to
retain this unlit status.  The village is also home to an observatory and light pollution created by a
development of this nature could seriously impact on the operation of the observatory. 

CPRE therefore recommends that this application be refused.

The development is not located within the IDB District, however surface water runoff from the
development will flow into the Boards District and Board maintained watercourse.

I comment on the Surface Water Drainage Strategy as follows:

1. A climate change allowance of 40% must be used unless it can be demonstrated that this is
not achievable and that a lower allowance will not increase offsite flood risk.
2. Percolation testing conforming to BRE 365 should be undertaken to demonstrate whether any
form of infiltration drainage is achievable, including permeable paving
3. A surface water drainage strategy compliant with SUDS Guidance, (including CIRIA C753), to
be provided and an appropriate Condition to be included in any planning consent.
4. Means of ensuring no harm to the water environment to be demonstrated with this compliant
with CIRIA 753, (note that reference is made in the Surface Water Drainage Strategy to C697
which is now superseded).

The IDB recommend that Breckland impose a Condition requiring a fully compliant SUDS based
surface water drainage scheme is approved prior to commencement.

DISTRICT VALUER

We have assessed the scheme including 40% affordable housing, as required by Policy, together
with S106 contributions totalling 420,900. This appraisal provides a surplus at 1,293,020 - the
policy compliant scheme is considered viable. 

Given the above, we do not agree with the conclusions of Pathfinder's assessment which
suggests the scheme can only marginally afford to provide 7% affordable housing.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 19th September 2016

DC131_new2016

Two representations have been received from local residents concerns raised include;

Ruining of rural landscape. 
Dark sky area.
No local jobs, everyone will have to drive to work.
No nearby facilities.
Insufficient capacity of mains drainage.
Access onto dangerous road.
The site includes a green field site outside the village settlement and building should not be
allowed.
Children attending the primary school will have to cross and recross the Attleborough Road as
there is no foot path along the site all the way to the school.
Residents currently park along Attleborough Road, will parking be removed?

Some access options could disrupt ability to access and egress neighbouring property

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

2.0 Principle of development and policy matters.  

2.1  The site is located adjacent to the village of Great Ellingham and would be bound on the
northern and partially on the eastern sides by an existing salvage yard with some housing fronting
the north western boundary.  Great Ellingham is identified in the Council's Spatial Strategy as a
service centre village which should contain adequate services and facilities to meet the day-to-
day requirements of their existing residents.  The strategy for all Local Service Centre villages is
primarily around service protection and enhancement and development to meet local needs.
Great Ellingham  along with Banham, Mattishall, Litcham, Mundford, Necton, North Elmham, Old
Buckenham, Saham Toney and Weeting have not been given a housing allocation for the
remainder of the plan period and the site is outside of the residential development boundary for
Great Ellingham set in the Site Specific Policies and Proposals DPD.

2.2  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 Council's July 2016 Housing Land Supply Statement confirms that Breckland has a
4.73 year Housing Land Supply (HLS).  In the absence of a five year HLS paragraph 49 of the
NPPF states that relevant policies for the supply of housing should not be considered up-to-date,
case law has held that this also applies to 'counterpart' policies which restrict development such
as open countryside protection policies.  Footnote 9 to paragraph 14 of the NPPF sets out a few
exceptions to this relating to particular ecological designations, land designated as Green Belt,
Local Green Space, Areas of Outstanding Natural Beauty, Heritage Coast or National
Parks,(including the Broads Authority); designated heritage assets; and locations at risk of
flooding or coastal erosion. None of these designations apply to this site, however, the current
proposal must still be considered with regard to the full material planning considerations relevant
to the scheme. 

2.3  The re-use of brownfield land, securing good design and managing development to make

 ASSESSMENT NOTES
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fullest use of sustainable transport are also key objectives of the NPPF.  In these terms whilst the
application is submitted in outline it is clear that it would involve the re-use of brownfield land and
the indicative layout plans show that the development would be consistent with the predominantly
residential character of the area and its design and layout would be compatible with its
surroundings,(see below).  The proposal would make a significant contribution to the supply of
housing in the area and the construction of the development would provide some economic
benefits, albeit short-term.  These considerations weigh in favour of the proposal.

2.4  Whilst only 7% affordable housing was initially proposed due to the claimed difficulties in
developing the site due to contamination an independent assessment of the applicant's viability
case has been undertaken by the District Valuer who confirmed that, in their opinion, 40%
provision of affordable housing was viable.  The applicant has subsequently agreed to provide the
full level of 40% affordable housing and as such the proposal complies with the requirements of
Policy DC04.

3.0 Effects on local character, amenity and trees

3.1  Whilst the application has been submitted in outline with all matters reserved at this stage the
applicant has submitted an indicative layout plan from which some conclusions can be drawn
regarding the possible impacts of the development of the land.  It is considered that the submitted
indicative site layout shows that a well designed scheme can be achieved within the site which
would result in a relatively low density of 23.8 dwellings per hectare.  Two indicative layout
drawings have been submitted which show alternative ways in which the development could be
set out. The first of these shows the development set back approximately 20m from Attleborough
Road, fronted by a deep area of public open space.  The second indicative layout shows a
staggered set back of between 11m and 38m. 

3.2  The proposal would inevitably have an urbanising effect on the paddock to the southern part
of the site and this is a matter which has drawn comments from neighbours.  The same would be
true, however, of any development which involved Greenfield land but this is necessary to deliver
the Council's housing aspirations and any harm which might result must be balanced with the
need for the development.  The retention of the existing houses fronting the northern part of the
site would assist in retaining part of the existing character of the site and integrating it within the
wider area and it is noted that the proposed set back of houses shown on the indicative layouts
would provide a landscaped buffer to Attleborough Road which would soften the appearance of
the development and ensure that the development was seen in the context of the existing village.
A mix of detached, semi detached and terraced houses is shown on both indicative layouts which
would not be inappropriate to the character of the wider area which is comprised of a wide variety
of house types.

3.3  The site contains a large number of trees, many of which bound the site to the southern and
eastern sides.  The submitted tree survey identifies 103 individual trees within seven groups, of
which the majority are categorised as category 'C' trees of low value with 9 category 'B' trees of
moderate value and two Category 'A' trees classed as being of high value.  

3.4  The Council's Tree and Countryside Officer has no objection to the principal of development
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on the site stating that an arboricultural implication assessment and tree protection plan will be
required based on final layout.

3.5  Whilst development of the scale proposed would inevitably have some impact on the
amenities currently enjoyed by neighbouring residents, it is considered that an acceptable layout
and design can be achieved which would avoid any significant harm.  The submitted indicative
plan shows good separation distances could be maintained between existing and proposed
dwellings to help reduce overlooking, together with the retention of existing vegetation and scope
for planting of new boundary screening.  It is possible that some disturbance would be caused
due to the increase activity and traffic, but this would need to be considered against the benefits
gained in similar terms by the cessation of the use of the site as a salvage yard. 

3.6  The Council's Environmental Health Officer has no concerns in relation to amenity other than
in relation to potential for disturbance from construction works and requests that all construction
works are carried out in accordance with Breckland Councils acceptable working hours policy and
suggests a condition to limit noise levels and hours of works. 

3.7  Concern is raised by the Parish Council, the local astronomical group and CPRE regarding
the possibility of the effect that any artificial illumination of the site may have upon the dark sky
status of the village.  The illumination of the site is a matter which could affect the amenity of
nearby residents and the character and appearance of the area as well as impact upon ecology
such as bats.  Whilst Norfolk Constabulary have commented regarding the need for a lighting
scheme it is clear that this needs to be carefully controlled and considered.  As such it is
considered both reasonable and necessary to impose a condition requiring details of the
illumination of the site to be agreed. 

3.8  For these reasons, it is considered that a reserved matters scheme could be designed which
would be in keeping with the character and appearance of the area and would not be likely to
result in any significant adverse effects on residential amenity.  The proposal would thus accord
with Core Strategy Policies DC01, DC02, DC12 and DC16, and with relevant guidance in the
NPPF. 

4.0 Access

4.1  Access is reserved at this stage, however, it is clear that it would only be possible for access
to the development to be gained from the B1077 Attleborough Road.  The two indicative layouts
show access being gained via the existing entrance into the salvage yard and the submitted
Transport Statement,(TS),shows a further two options, one with the access located further to
south into the paddock area and the other further to the north, which would involve the demolition
of one of the dwellings currently fronting the site. 

4.2  The submitted TS identifies that the application site is 480m from the nearest primary school,
600m from the nearest convenience store and 185m away from the nearest bus stops.  There are
some difficulties with pedestrian access due to the lack of a continuous footpath to some of these
destinations from the site, in particular the local Primary School.  The applicant has, however,
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provided additional information which details a highway improvement plan that would provide a
safe pedestrian route to the school from the site.

4.3  Norfolk County Council Highways concerns in relation to the lack of a footpath link to the
school and village centre appear to be addressed by the proposed footway and crossing
improvements, the applicant has also indicated that the surface of footpaths FP6 and FP8 can
also be improved using unbound material.  

4.4  Norfolk County Council Highways also raise concerns regarding the detailed layout of the site
on the submitted indicative drawings, however, as these drawings are purely indicative at this
point in time and consent is not sought for either access or layout such matters of detail will be
addressed at reserved matters stage.  Highways comments have been sought on the additional
information.

4.5  It is noted that concerns are also raised by neighbours regarding matters of highway safety,
however the concerns of County Highways appear to have been addressed and in the absence a
technical objection such concerns cannot be upheld.

4.6  In light of the above the proposed development would therefore be considered to be in
accordance with policy CP04(e) of the adopted Core Strategy DPD and paragraphs 17, 34 and
35 of the NPPF.

5.0 Ecology

5.1  The Habitat Survey submitted in support of the application notes the presence of features
likely to be suitable for bats and a large great crested newt population in the vicinity.  Subsequent
to the comments of the Council's Ecologist which expressed a concern regarding the level of
survey information provided, additional information regarding the presence of great crested newts
and bats has been provided by the applicant.  Whilst the Councils Ecologist is now satisfied that
bats are not likely to be present on site a mitigation strategy for the great crested newts is
required.  This has been submitted and is with the Council's Ecologist for comment but it would
appear that this issue has now been addressed and that conditions could secure the necessary
mitigation.

5.2  Due to the distance of the site from any designated sites the proposals are considered
unlikely to impact upon these features.

5.3  The submitted ecology report notes the importance of controlling artificial light on the site and
this can be controlled by a condition restricting the type of illumination permitted on the site.

5.4  It is thus considered that the development would not have an adverse effect upon matters of
ecological interest and the proposal is in accordance with policies CP10 of the adopted Core
Strategy DPD and paragraph 118 of the NPPF.
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6.0 Contamination

6.1  The northern part of the application site has a historic use as a salvage yard which gives rise
to the potential for significant contamination of the site and the application is accompanied by a
Phase 1 Desk Study dated November 2015 by Mayer Environmental Ltd.  The Council's
Contaminated Land Officer recommends approval of the development providing it proceeds in
line with the application details and subject to conditions to alleviate environmental concerns.

6.2  The Environment Agency also notes that the site is located above a Principal Aquifer and is
within 118m of a surface water course.  The site is considered to be of high sensitivity and could
present potential pollutant / contaminant linkages to controlled waters with the current metal
recycling land use is considered to be potentially contaminative.  Subject to conditions which
mirror those requested by the Environmental Health Officer the EA consider that planning
permission could be granted. 

6.3 Subject to conditions the proposal is thus considered to accord with policy CP09.

7.0 Loss of Employment Site

7.1  The redevelopment of the salvage yard would involve the loss of an employment site
however, the site is not identified as a general employment area in the employment land review
and does not benefit from protection under Policy CP03.   

7.2  In the case of this application the applicant has also indicated that if the site were to be
redeveloped then they would look to move the existing salvage business to a more appropriate
location elsewhere and whilst the application site may be lost it does not follow that there would
be a loss of employment as a result. 

8.0 Heritage Issues

8.1  The Grade I Listed St James Church lies approximately 85m to the north west of the existing
site entrance.  

8.2  Historic England has objected to the scheme citing minor harm to the setting of St James
Church arising from the loss of the paddock to the south and state that in line with the
requirements in the National Planning Policy Framework (NPPF), the harm should be weighed
against any public benefits the proposal would deliver.

8.3  Paragraph 134 of the NPPF states that 'where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal'.  In addition section 66 of the Planning, (Listed
Buildings and Conservation Areas), Act (1990) states that in considering whether to grant
planning permission for development which affects a listed building or its setting, the local
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planning authority, 'shall have special regard to the desirability of preserving the building or its
setting'. 

8.4  Whilst the application in this case would inevitably lead to the urbanisation of the paddock to
the southern part of the application site St James Church is set within the village behind existing
houses and does not have an open aspect to the south.  Whilst it would be possible to see the
church tower and the proposed development in the same context the same could be said of
virtually any development proposal within Great Ellingham. Furthermore the applicant has shown
in two indicative layout drawings that the development can include a substantial set back to the
Attleborough Road frontage which would minimise the visual impact of the development on this
approach into the village and preserve some of the currently open aspect of this approach.  All of
the proposed houses would also be seen in the context of existing residential development
fronting  Attleborough Road and any harm to the setting of the church would also be seen in this
context.

8.5  With regard to the salvage yard Historic England consider this use and the piles of scrap
associated to be temporary, however, this is a historic use and there are no conditions limiting the
height or location of storage.  Whilst the site currently appears to be well managed and
maintained with scrap kept at a height which is generally well screened by existing boundary
treatments the same may not apply if the site were to come under new management.

8.6  The application is also supported by a Landscape Visual Impact Appraisal, (LVIA), which
concludes that the development will not necessarily detract from the setting of the village or the
overall landscape character provided key constraints are respected including retention of mature
trees and maintenance of a strong landscaped buffer to the western boundary.

8.7  In terms of the harm to the setting of St James church I consider this would be at the lower
end of 'less than substantial harm' and the public benefits of the proposal in terms of boosting the
supply of housing including the provision of the full 40% affordable housing requirement together
with redeveloping a contaminated brownfield site would bring about considerable public benefits.
Thus whilst the Council has given special regard to the desirability of preserving the setting of this
Listed Building in accordance with section 66 of the Planning, (Listed Buildings and Conservation
Areas) Act (1990), it is considered that the public benefits of the proposal would outweigh the
'less than substantial harm' to the setting of St James church. 

8.8  The Historic Environment Officer notes that there is moderate potential for heritage assets
with archaeological interest, (buried archaeological remains), of Roman date to be present at the
site and moderate to high potential for those of medieval date to be present and also that the
significance of these may be affected by the proposed development.  The report 
does not, however, provide sufficient information about their likely form, extent, surviving
condition and significance  for an informed planning decision to be made.  As such an
archaeological evaluation, (trial trenching), was requested prior to the determination of the
application in accordance with National Planning Policy Framework paragraph 128 so that a fully
informed planning recommendation can be made.  These works have been undertaken and the
preliminary results indicate some evidence of medieval ditches on the site and fragments of
Romano British pottery.  These results have been provided to the Historic Environment Officer for
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further comment but it is anticipated that the development can be undertaken provided it follows a
watching brief in the event that any significant archaeological remains are found.

8.9  With regard to the above it is considered that the development complies with the
requirements of policy DC17, section 66 of the Planning, (Listed Buildings and Conservation
Areas) Act (1990), and paragraphs 128 & 134 of the NPPF.

9.0 Loss of Agricultural Land

9.1  The proposal would result in the loss of 1.4 HA of grade 2 agricultural land. Policy CP08 of
the Core Strategy states that development should 'avoid the unnecessary loss of high grade
agricultural land, through the maximisation of the re-use of previously developed land'.
Paragraph 112 of the NPPF also states that 'Local planning authorities should take into account
the economic and other benefits of the best and most versatile agricultural land.  Where
significant development of agricultural land is demonstrated to be necessary, local planning
authorities should seek to use areas of poorer quality land in preference to that of a higher
quality'.

9.2  The submitted planning statement refers to the small size and awkward shape of the land
which makes it unsuitable for farming using modern machinery, as a result the land is currently
being used as pasture and is considered unlikely to be farmed as arable land in the future. 

9.3  The area of land to be lost at 1.4 HA is relatively small and it is noted that the threshold for
consultation with Natural England is 20 HA.  Given the difficulties in farming the land using
modern agricultural practices it is not considered that the use of the land for housing will result in
any material harm.  It is also inevitable that some agricultural land will be lost as part of the
Council's aspirations to deliver housing and the loss of the land must be viewed in the broader
context of the proposal as a whole which will bring forward 1.46 HA of brownfield land for
redevelopment.

9.4  With regard to Policy CP08 and the provisions of Para 112 of the NPPF the proposals are,
on balance, considered acceptable.

10 Other Matters

10.1  Drainage - Neighbours have commented on difficulties with foul drainage in the locality,
however, Anglian Water have not commented or objected to the proposals on the basis of a lack
of capacity and the EA have simply advised that foul drainage should follow the waste water
hierarchy with a preference for mains disposal.  The applicants flood risk assessment and
drainage strategy contains a pre-planning report from Anglian Water that confirms there is
adequate foul water capacity to accommodate the development.  Regarding surface water
drainage the applicants flood risk assessment confirms that the site is in Flood Zone 1 - the area
at lowest risk of flooding and that surface water can be disposed of via a sustainable drainage
system.  The conditions suggested by the internal drainage board requiring details of drainage to
be agreed can be imposed.
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11.0 Conclusion

11.1  In the context of the lack of a five year HLS the Councils policies for the supply of housing
cannot be considered up to date.  The proposal would make a significant contribution to the
provision of housing, the development would also be compatible with the character of its
surroundings and safe access could be provided.  Whilst local concerns are acknowledged, there
is no substantive evidence to suggest that the proposal would have a significant adverse effect
on local infrastructure or residential amenity. 

11.2  The proposal makes adequate provision for affordable housing at the required rate of 40%
and concerns regarding the lack of pedestrian connectivity have been addressed. 

11.3  Taking all of these matters into account, it is concluded that the benefits of the proposal
would significantly and demonstrably outweigh the disbenefits and as such the application should
be permitted.
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