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CARBROOKE
Littleton Stud Farm
Caudle Springs

Miss Julia Frere
Littleton Stud Farm Caudle Springs

David A Cutting Building Surveyors Ltd
70 Market Street Shipdham

Erection of bungalow and removal of outbuildings

Full

3PL/2015/1107/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Principle of development
Character and appearance of area
Access and highway impact
Impact on amenity
Ecology

 KEY ISSUES

The application seeks full planning permission for the erection of one bungalow on land to the
east of Littleton Stud Farm, Caudle Springs.   The proposed three bedroom bungalow is designed
specifically for the extenuating circumstances of the applicant and her severely disabled daughter.
 The bungalow would be wheelchair friendly with disable parking arrangements.  Materials would
include sandcroft red clay pantiles for the roof and traditional wooden weatherboarding which
would be secured by planning condition.  Existing buildings within the application site would
provide a summer house and garage for use in association with the bungalow.

The application site falls beyond any settlement boundary and comprises 0.17 hectares of land.
The site is centrally located within the hamlet of Caudle Springs, consisting of 17 closely located
dwellings.  The site is located between two existing dwellings, Littleton Stud Farm and Caudell
Green Farm, to the south of the Drury Lane approximately 1.5 km to the north east of Watton.

In policy terms the site falls in the open countryside.  The land currently comprises a collection of
outbuildings including storage sheds, mobile homes; and trailers.  There are also a number of
disused vehicles within the application site.  To the east of the site is Littleton Stud Farm a two
storey detached dwelling in a poor state of repair where the applicant currently lives.  Drury Lane

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

This application is referred to Planning Committee as it has been called in by the Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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is a rural single highway with limited passing provision.  The site is served by an access directly
via Drury Lane.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CARBROOKE P C

NORFOLK COUNTY COUNCIL HIGHWAYS

HISTORIC BUILDINGS CONSULTANT

TREE AND COUNTRYSIDE CONSULTANT

The Parish Council has no objection to this proposal.

The site is located away from any amenities and services and the transport network and it is
therefore considered that the development would be car dependant.  However I consider it would
be difficult to object to the development on the basis of the vehicular movements associated with
one dwelling and would therefore not wish to raise a highway objection subject to conditions.

No objection.

 CONSULTATIONS

CP.01
CP.09
CP.10
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF

NPPG

Housing
Pollution and Waste
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 14, 47 and 49

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



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th December 2016

DC131_new2016

None

 REPRESENTATIONS

1.0 Principle of Development

1.1  The site is outside of the settlement boundary for Watton 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.

1.2  The proposed single storey dwelling would be for the applicant and her severely disabled
daughter with thalidomide syndrome and would enable them to remain in the locality where they
have lived for over 50 and 30 years.  The applicant's daughter does and will continue to require
continuous live-in care, which the applicant will provide.  These extenuating circumstances that
form part of the application are not within those listed in Policy CP14 and the proposal would
therefore be contrary to Policies CP14 and DC02.

1.3  Caudle Springs is located approximately 1.5 km from Watton and comprises a group of
approximately 17 dwellings with no facilities or services.  Watton is a mid-sized market town that
provides a good range of services to meet the day to day requirement of the existing residents.
Watton is not considered walkable in terms of distance and the route is unlit with no footpath
provision.   The route to local facilities is not therefore safe or practical for pedestrians.

1.4  There are no bus stops in close proximity to the site which would not therefore enable easy
accessibility to local services.  For these reasons the future occupants of the dwelling 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

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

RAMBLERS ASSOCIATION:  NORFOLK AREA

NATURAL ENGLAND

No objection.

There will be no affordable housing contribution required.

No objection subject to conditions.

No objection.

No objection.

No objection, providing Carbrooke RB2 is kept open throughout any works and any damage to it
is repaired without delay.

No comments.
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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.  Further to this paragraph 55 states that housing should be located where it will
maintain the viability of rural communities and isolated dwellings in the countryside should be
avoided.

1.5  Whilst it is acknowledged that the proposal would make a positive, if modest, contribution to
reducing the deficit of housing land, this benefit would be demonstrably outweighed by the harm
caused to sustainability.

2.0 Character and Appearance of the Area 

2.1  Whilst the application site includes a number of outbuildings and various items in open
storage, in visual terms it is evident that the proposed dwelling would result in development of a
plot where few residential properties exist in the countryside affecting the nature and character of
this rural road.  Whilst the application site is well screened from the highway and the proposal
would result in the tidying up of a rather unattractive site, it would introduce a dwelling to the
south of Drury Lane which is at present sparsely developed in terms of residential properties and
as such this rural character would be harmed to the detriment of the character and appearance of
the area. 

2.2  Whilst the proposal would be located between Littleton Stud Farm and Caudell Green Farm
to the east the gap is too expansive for the development to represent 'infill'.  The site falls beyond
the settlement boundary and would comprise an isolated development with respect to the existing
development pattern.  For this reason the proposal would adversely affect the character and
appearance of the area and the quality of the landscape and would not therefore accord with
policies DC16 and CP11 of the Breckland Core Strategy and Development Control Policies
Development Plan Document, (DPD) (2009), in these respects.

3.0 Access and Highway Impact

3.1  The application proposes to utilise an existing access via Drury Lane.  The Highway Authority
is satisfied the proposal is acceptable and would have no objection in highways terms to the
proposed development.  Conditions and informatives as recommended by the Highway Authority
would be attached to the planning permission.

4.0 Impact on Amenity

4.1  The direct impact on the amenity of local residents is limited to the western and eastern
boundaries of the site where the proposed bungalow plot would adjoin existing residential
development.  The bungalow would be located over fifteen metres from the western boundary of
the site and approximately twenty metres from dwelling to its east.  The property would be limited
to single storey with existing landscaping along the sites boundaries to provide substantial
screening.  In terms of amenity provision of existing and future occupiers the proposal is
considered acceptable.
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

5.0 Ecology

5.0  The proposed plans require the demolition of outbuildings and replacing with a three
bedroom bungalow.  Ecological survey and reports have been submitted as part of the
application, (Aurum Ecology, July 2016),  as well as comments by letter, (Aurum Ecology,
November 2016).  The Council's Ecological and Biodiversity Consultant is satisfied that no further
surveys or information is required and would raise no objection to the proposal subject to
conditions relating to protected species and birds.

6.0 Other Matters

6.1  No objection is raised by the Highway Authority subject to conditions relating to access,
visibility and turning.  In the event of an approval contaminated land have requested a condition
with regard to unexpected contamination is attached to the decision notice.

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 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 can therefore
be considered out of date.  However, the inaccessibility of the proposal to local shops and
facilities by means other than the car would render the development unsustainable and this would
not accord with the social dimension to sustainable development as set out in paragraph 7 of the
Framework.

7.2  The harm in terms of sustainability would be significant and demonstrable and this would
outweigh any benefit from the provision of the proposed dwelling.  The unacceptability of the
proposal in terms character and appearance also adds to the harm caused.

7.3  In conclusion, the proposal is considered to be unacceptable in planning terms and is
therefore recommended for refusal for reasons relating to its unsustainable location and harmful
impact on the character and appearance of the local area.

9900
9900

Unsustainable location
Impact on character of area
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SOUTH LOPHAM
Willow Brae
The Street

Impala Developments Ltd
2 Exchange Street Attleborough

Patterson DESIGN Ltd
2 Exchange Street Attleborough

Demolition of existing property and erection of 2 dwellings and garages 

Full

3PL/2016/0500/F

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

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

 KEY ISSUES

This application seeks full planning permission for the demolition of the existing dwelling, (Willow
Brae) and the erection of two detached properties with detached garages.  The proposal also
includes the closure of the existing access and a proposed new access to serve both dwellings.
Plot 1 would be constructed of lime render and dark red/brown pantiles and plot 2 would be
constructed of a mix of brick and render and dark red / brown pantiles, (precise details to be
agreed).

The scheme originally proposed three detached residential dwellings; however following
discussions the scheme has been reduced to two.

The application site lies outside of any defined Settlement Boundary and currently consists of a
residential dwelling, which lies to the south of the site adjoining the highway.  The south east
corner of the site also falls within the designated South Lopham Conservation Area.  The site is
bounded to the north east, east and west by residential dwellings, to the south by the highway,
(A1066 - Thetford Road) and to the north west by agricultural land.  The boundaries to the site
consist of hedgerows, trees and some fencing and the remainder of the site has been cleared.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

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

 REASON FOR COMMITTEE CONSIDERATION
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 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CLERK TO SOUTH LOPHAM PARISH COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS

Overriding objection to three dwellings.  The development of two houses is more appropriate for
the size of the site and access to the highway.  Raised concerns regarding access, no mains
drainage in South Lopham, poor bus service and issues regarding proposed materials.

Originally raised concerns regarding the multiple use of an access with substandard visibility to
the east.  I note that the proposal has been reduced to two dwellings and that ,given Willow Brae
already exists but is to be demolished and replaced, the proposal will result in a net increase of
one additional dwelling on the site.  By reducing the scheme to two dwellings the additional use of
the access will, effectively, be that generated by a single dwelling.  The Highways Authority are

 CONSULTATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.17
DC.19
LBC
NPPF
NPPG

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Historic Environment
Parking Provision
Planning(Listed Building & Conservation Areas) Act 1990
National Planning Policy Framework
National Planning Practice Guidance

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

No
 EIA REQUIRED

3PL/2016/0182/F
Demolition of existing dwelling and erection of 3no. detached dwellings and associated garages
Withdrawn 06-04-2016

Not Applicable

 CIL / OBLIGATIONS
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12 local representations received stating the following:

-  Impact upon highway safety, (lack of visibility);
-  Impact upon neighbouring amenity;
-  Overdevelopment of the site;
-  Proposed materials and design out of keeping;
-  Impact upon surface water drainage;
-  The site was cleared of trees and vegetation prior to the submission of the application;
-  Issue with proposed boundary treatments within close proximity to the road;
-  No mains sewer within the area; and
-  Issue regarding development and impact upon neighbouring properties foundations.

 REPRESENTATIONS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

HISTORIC BUILDINGS CONSULTANT

RAMBLERS ASSOCIATION:  NORFOLK AREA

ECOLOGICAL AND BIODIVERSITY CONSULTANT

aware that visibility for the adjacent properties is currently restricted, in particular Limes Cottage
where visibility in the on-coming traffic direction is negligible.  This situation could be improved if
a 2.4m parallel band visibility splay were provided across the entire site frontage and kept
maintained at a height not exceeding 0.225mm.  The resulting benefit would improve highway
safety both for the residents of adjacent dwellings and also for drivers of through traffic on
A1066.  Provided no boundary fence is erected within the private access, or gates to the
dwellings, the turning area would be suitable for smaller delivery vehicles to wait and turn within
the site.  Given the reduction of dwellings to a net increase of one, together with the improvement
to visibility for adjoining dwellings, I consider it may be difficult to sustain a highway objection.  If
approved conditions relating to access, parking, turning, access gradient, gates, parallel visibility,
construction workers and wheel cleaning facilities should be imposed and a note relating to works
within the public highway.

Recommend approval providing the development proceeds in line with the application details and
subject to the imposition of a note relating to asbestos to alleviate environmental concerns.

Initially requested the submission of a Tree Survey.  This was provided and a condition should be
imposed for operations on site to be in complete accordance with the approved Arboricultural
Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural Method Statement,
(AMS), supplied by Plandescil, dated August 2016.

No objection.

No comments.

Initially requested the submission of a Preliminary Ecological Appraisal, (PEA) and a Preliminary
Roost Assessment, (PRA), prior to the determination of the application to assist the LPA in
addressing material considerations in relation to biodiversity and protected sites or species.  This
was provided and the Ecologist requested an emergence/return to roost survey be submitted.
After discussions with the applicants Ecologist it has been requested that conditions be imposed
relating to the approval of proposed mitigation and enhancement measures and relating to the
demolition to be undertaken in a precautionary manner, (dismantling of roof covering and soffits
by hand and checking for the presence of bats or bat roosts).  If at any time a bat roost is found
they would need to cease demolition and seek ecological advice.
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2 letters of support stating:

-  Design is sympathetic and in keeping;
-  Will enhance area by setting properties further back from the highway; and
-  Will provide more housing.

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

2.0  Principle of development

2.1  This application seeks full planning permission for the demolition of the existing dwelling,
(Willow Brae) and the erection of two detached properties with detached garages.  The proposal
also includes the closure of the existing access and a proposed new access to serve both
dwellings.  As the proposal involves the demolition of an existing dwelling and its replacement
with two detached dwellings the proposal would result in an additional dwelling outside of the
defined Settlement Boundary.

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

2.4  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.

2.5  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 Governments Planning Practice Guidance, (NPPG), notes that all settlements
can play a role in delivering sustainable development and that blanket policies restricting housing
in some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.

 ASSESSMENT NOTES
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2.6  In terms of economic and social criteria, the proposal would provide two residential dwellings,
net increase of one, for market sale, which would make a positive, albeit small, contribution to the
housing supply shortfall and would provide some short term benefits to the local economy
through its construction.  With regards to availability and deliverability, the application is in full and
the site would appear to be available now, making the development deliverable within five years
to meeting the housing shortfall.  However, if approved, it would be appropriate that the time
limits are reduced and this would be in accordance with other applications in Breckland approved
under the five year supply.

2.7  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  South Lopham is
identified as a rural settlement through Policy SS1 Spatial Strategy of the adopted Breckland
Core Strategy, which states such settlements contain few or no services and are not capable of
sustaining consequential growth as many are completely reliant on higher order settlements for
services and facilities.  Paragraph 55 of the NPPF states that housing should be located where it
will enhance and maintain the vitality of existing rural communities. 

2.8  South Lopham contains a limited number of facilities, a Public House, Church and a bus
service, which provides a relatively frequent service between Bury St Edmunds and Diss.
Several nearby villages, including North Lopham and Garboldisham provide additional facilities
such as schools and shops / post office and community facilities.  The nearest town which would
meet the everyday needs of future occupants including shopping and employment is Diss which
is located approximately five miles from the site.  Therefore there is a limited availability of local
services and facilities within easy walking/cycling distance, which weighs against the proposal.

2.9  Whilst the limited availability of local services and facilities within easy walking / cycling
distance weighs against the proposal, the scheme would provide additional housing, generate
some economic activity and offer a degree of support to existing village amenities.  Moreover, the
site could be developed without causing harm to the character and appearance of the area.  It is
considered therefore that, on balance, the adverse effects of the proposal would not significantly
and demonstrably outweigh its benefits and would constitute a sustainable form of development
as defined in paragraph 7 of the NPPF and taking into account the Planning Practice Guidance.

3.0  Impact upon character and appearance of area

3.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a development's
impact on the character and appearance of the area within which it is situated is therefore integral
to the environmental dimension of sustainable development, as is design.

3.2  Although outside any defined Settlement Boundary, the proposal is essentially infill
development between existing residential development and as such wold not present as an
isolated dwelling in the countryside.  The proposed development is bounded by dwellings on both
sides and would reinforce the existing pattern of development along the northern side of this
section The Street. 
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3.3  The application site is of a size that would result in a density of development that is similar to
surrounding plots and would not be out of character with development in the surrounding area
and would not result in a cramped form of development.

3.4  The existing dwelling currently sits to the front of the site adjoining the highway with the
remaining of the front boundary consisting of a hedge which is also to be removed to allow for the
development and to provide the required visibility splay.  The proposed dwellings are set back
within the site and therefore if approved a condition would be imposed for landscaping to be
agreed to ensure the proposal does not impact unduly upon the existing streetscene. 

3.5  In terms of materials, plot one would be constructed of lime render and dark red/brown
pantiles and plot two would be constructed of a mix of brick and render and dark red / brown
pantiles; however no specific details are provided and therefore if approved a condition would be
imposed for precise details to be agreed to ensure the proposal is in keeping with the surrounding
landscape.

4.0  Impact upon Conservation Area

4.1  The south east corner of the site lies within the designated South Lopham Conservation Area
with the majority of the site lying outside the Conservation Area.

4.2  The Historic Buildings Consultant has raised no objection and given the factors highlighted
above it is considered the proposal would preserve the character and appearance of the
designated Conservation and therefore is in accordance with Section 72 of the Town and Country
Planning, (Listed Building and Conservation Area), Act 1990 and the NPPF.

5.0  Amenity impact

5.1  In terms of neighbour amenity it is considered the proposal would not impact significantly
upon amenity in terms of loss of light, privacy or overlooking due to the proposed separation
distances, the orientation of the plots, and existing / proposed boundary treatments. 

5.2  First floor windows are proposed for both plots; however these would serve a bathroom and
the landing and therefore it is considered these would not impact unduly upon amenity.  If
approved permitted development rights for further first floor side windows would be removed to
ensure the proposal maintains and protects neighbour amenity.  Juliette balconies are also
proposed to the rear elevation at first floor; however it is considered these would also not impact
unduly upon amenity given the proposed separation distances and existing/proposed boundary
treatments.

5.3  A ground floor element with a flat roof is proposed to the rear and if approved a condition
would be imposed to ensure this is not used as a balcony or roof garden to maintain and protect
amenity.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th December 2016

DC131_new2016

5.3  If approved a condition would also be imposed for boundary treatments and landscaping to
be agreed, which should take into account the required visibility splays, to ensure the proposal
maintains and protect neighbour amenity.

6.0  Impact upon highway safety

6.1  The Highways Authority initially raised concerns regarding the development of the site for
three dwellings and the multiple use of an access with substandard visibility to the east.  The
Highways Authority were re-consulted on the amended scheme reducing the proposal to two
dwelling and they noted that, given Willow Brae already exists but is to be demolished and
replaced, the proposal would result in a net increase of one additional dwelling on the site.  By
reducing the scheme to two dwellings the additional use of the access would, effectively, be that
generated by a single dwelling. 

6.2  The Highways Authority are aware that visibility for the adjacent properties is currently
restricted, in particular Limes Cottage where visibility in the on-coming traffic direction is
negligible.  This situation could be improved if a 2.4m parallel band visibility splay were provided
across the entire site frontage and kept maintained at a height not exceeding 0.225mm.  The
resulting benefit would improve highway safety both for the residents of adjacent dwellings and
also for drivers of through traffic on A1066. 

6.3  Provided no boundary fence is erected within the private access, or gates to the dwellings,
the turning area would be suitable for smaller delivery vehicles to wait and turn within the site.
Given the reduction of dwellings to a net increase of one, together with the improvement to
visibility for adjoining dwellings, the Highways Authority consider it would be difficult to sustain a
highway objection. 

6.4  If approved conditions would be imposed relating to access, parking, turning, access
gradient, gates, parallel visibility, construction workers and wheel cleaning facilities and a note
relating to works within the public highway.

7.0  Ecology impact

7.1  The Ecological and Biodiversity Consultant initially requested the submission of a Preliminary
Ecological Appraisal, (PEA) and a Preliminary Roost Assessment, (PRA), prior to the
determination of the application to assist the LPA in addressing material considerations in relation
to biodiversity and protected sites or species.

7.2  The additional information was provided and the Ecological and Biodiversity Consultant
requested an emergence / return to roost survey be submitted.  After discussions with the
applicants Ecologist it has been requested that conditions be imposed relating to the approval of
proposed mitigation and enhancement measures and a further condition stating the demolition
shall be undertaken in a precautionary manner, (dismantling of roof covering and soffits by hand
and checking for the presence of bats or bat roosts).  If at any time a bat roost is found they
would need to cease demolition and seek ecological advice. 
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Planning Permission RECOMMENDATION

 CONDITIONS

8.0  Other matters

8.1  The Contaminated Land Officer recommends approval providing the development proceeds
in line with the application details and subject to the imposition of a note relating to asbestos to
alleviate environmental concerns.

8.2  The Tree Consultant initially requested the submission of a Tree Survey.  This was provided
and a condition should be imposed for operations on site to be in complete accordance with the
approved Arboricultural Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural
Method Statement, (AMS), supplied by Plandescil, dated August 2016.

8.3  The Ramblers Association had no comments to make. 

9.0  Conclusion

9.1  In conclusion, it is considered that, on balance, 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 upon
the character and built form of the surrounding area.

9.2  Approval is recommended subject to conditions.

3007
3047
PD01
PD10
HA08
HA24

HA11
3920
3920
3920
AN61

3994
3994

Full Permission Time Limit (3 years)
In accordance with submitted
No additional windows at first floor
PD removed for balcony, roof garden etc
New access - construction over verge
Provision of parking and servicing - when
shown on plan
Private access road - width
Tree condition
Ecology mitigation and enhancement measures
Ecology - demolition works
NOTE NCC Inf 2 When Vehicular access
works required
Note - Asbestos
Note - Wildlife Act
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3106

DE08

3402

3408

HA12

HA14

HA21

HA28

HA30A

HA30B

External materials and samples to be approved

Slab level to be arranged

Boundary screening to be agreed

Landscaping - details and implementation

New access - gradient
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Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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3

LYNFORD
Lynford Hall Park
Lynford Road

Lynford Hall Hotel Ltd
Lynford Hall Park, Lynford Road LYNFOR

EJW Planning Limited
Lincoln Barn Norwich Road

Construction of 68 holiday lodges together with reception building and
associated parking

Full

3PL/2016/0631/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle of development and policy matters
Impact on Listed Building, park and gardens
Local character and amenity 
Trees
Access / Parking / Highway Safety and Convenience.
Ecology
Drainage / Flood Risk

 KEY ISSUES

Construction of 68 holiday lodges together with reception building and associated parking 
The proposed lodges would provide a total of 100 bedrooms, access would be via the existing
entrance off Lynford Road.

The proposed reception building would be located approximately 120m to the west of the main
hall and 35m to the south of the formal approach to this Grade II listed building.  The reception
building is relatively low in height at 4.63m and measures 29.4m long and 9.6m wide.  As well as
a reception the building would also house a small cafe area, a biomass boiler and wood pellet
storage as well as refuse area.  The building would be set against an established tree line which
lies to the south. The building is proposed to be constructed with horizontal timber cladding with a
flat roof. Four parking spaces are proposed immediately adjacent to the reception building.

The proposed lodges are set in a small clearing in woodland approximately 80m to the south west
of the main hall, the dimensions of the 4 different types of lodges are as follows;

A - Single bed twin unit 8.54m x 8.06m x 3.25m tall
B - 2 Bedroom unit 8.14m x 6.83m x 3.25m tall

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Matt Ellis

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

 REASON FOR COMMITTEE CONSIDERATION
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C - Single bed unit 8.54 x 4.18m x 3.25m tall
D - Double bed twin unit 10.55m x  8.06m x 3.25m tall

The lodges are proposed with flat roofs with the walls constructed in horizontal timber cladding.

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

Design & Access Statement
Archaeology report
Flood Risk Assessment
Heritage Statement
Planning Statement
Ecological Appraisal
Reptile Surveys 
Contamination Report
Water Supply review 
Arboricultural Report

Lynford Hall is located approximately 1.6km to the east of the village of Mundford and lies within
the northern part of Thetford Forest. Lynford Hall is a Grade II Listed building and the grounds are
separately listed as a Grade II historic park and garden.

 SITE AND LOCATION

3PL/2015/0882/F - Proposed Lodges (79 x 1 bed and 26 x 2 bed) withdrawn prior to
determination

3PL/2009/0355/F - Continued use of site for 46 park homes approved July 2009 This consent has
been preceded by a number of consents which granted permission for 40 - 46 caravans for a
temporary period from 2004 onwards but have all now expired

 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.03 Employment
CP.04 Infrastructure

 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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CP.05 Developer Obligations
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment 
CP.11 Protection and Enhancement of the Landscape
DC.01Protection of Amenity
DC.08 Tourism Related Development
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.18 Community Facilities, Recreation and Leisure
DC.19 Parking Provision

NPPF With particular reference to paragraphs 14, 17, 26, 27, 28, 34, 35, 56, 57, 61, 100,
 103, 109, 113, 118, 119, 125, 126, 128, 131, 132, 134, 203, 204

NPPG National Planning Practice Guidance

NORFOLK COUNTY COUNCIL HIGHWAYS

FLOOD & WATER MANAGEMENT TEAM

HISTORIC BUILDINGS CONSULTANT

Extending the use of the lodges to independent holiday accommodation has the potential for an
increase in vehicular traffic on Lynford Road.

In the main, forward visibility along Lynford Road is good resulting in satisfactory inter-visibility
between drivers.  However the carriageway width varies between 4.3 and 6.1m which has
resulted in some areas of verge being eroded by overrunning vehicles, Which results in mud and
debris being carried out onto the carriageway.

At least two of these areas of overrun should be formalised by surfaced passing bays to achieve
at least a 4.8m carriageway width.

Pedestrian provision needs to form part of the proposal to encourage guests to walk to Mundford
and also to protect existing pedestrians as a result of the increased traffic.

Further comment 18/11/16;

I note that, on the basis that the traffic associated with the use will not significantly alter, your
Authority does not consider the provision of the off-site works requested to be a reasonable
requirement of the proposal.  Suitably worded condition to be imposed requiring the existing car
park to be retained for that specific use.

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

No objection in terms of principle as per extended informal pre-application discussion with both
the applicant and their agent.

 CONSULTATIONS

None required

 CIL / OBLIGATIONS
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TREE AND COUNTRYSIDE CONSULTANT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

The supplied arboricultural information is not sufficient to enable an assessment to be made.
The survey should be in accordance with BS5837:2012 and should include a clear implication
assessment, method statements where works are proposed within Root Protection Areas and a
Tree Protection Plan.

Comments on further information submitted 31/10/16;

The updated tree survey, tree protection plan is considered acceptable and replacement planting
should be secured.

STATUTORY PROTECTED SITES

Comments on additional information submitted 22/9/16;

The proposed development site lies in an area that is surrounded by Breckland Forest Site of
Special Scientific Interest (SSSI) which is a component of the Breckland Special Protection Area
(SPA) that surrounds the site. Breckland Special Area of Conservation (SAC) is also located near
the proposed development site. The land in question is not covered by the designations, but is on
land adjacent to the SSSI and SPA and is approximately within 250 metres of the designated
sites to the north.

To conclude in relation to the Habitats Regulations, as long as the development is carried out as
specified in the Eco-Check SPA Assessment report and summarised above, and the measures
listed in 6.2 Working Practices of that report are adopted within the development there is not
likely to be any significant effect on the Breckland SPA and no adverse effect on the integrity of
the protected site.  However, as recreational impact is difficult to address we recommend that an
annual monitoring scheme is put in place that reviews local biological data for any new records of
nesting SPA species, assesses the habitats on and adjacent to the site for their suitability to
support SPA birds and impacts of recreation, (or not), are recorded.  Where negative impacts are
found these will need to be remediated by the applicant to ensure no adverse effect on the
integrity of the protected sits is continued.  We should consult with Natural England for their
advice on the above conclusion to seek their statutory advice in relation to the protected sites.

NON-STATUTORY PROTECTED SITES

As highlighted above there is a risk of increased recreational pressure on the Lynford Arboretum
CWS.  The applicant should demonstrate that if this is within their ownership and management
that these impacts will be managed to avoid deterioration of the CWS.  If this is managed by a
third party then the recommendation of the report is that financial assistance to manage the
impacts of increased recreation is secured through a Section 106 Agreement would seem
suitable.

BIODIVERSITY

The applicants Planning Consultant has confirmed that no buildings or trees are to be removed
and the lodges are low-rise / low impact buildings. Therefore, there appears to be no risk of
removal of bat foraging and bird nesting habitat in the loss of trees.

However, there is a risk that additional lighting is likely to be included in the scheme and this
could have a detrimental impact on biodiversity using the site include birds and bats. 
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ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

ENVIRONMENT AGENCY

HISTORIC ENGLAND

HISTORIC ENVIRONMENT OFFICER

Therefore it is advised that lighting is designed to be low level and shielded to avoid uplighting
across the site.  The applicants ecologist has given advice in the SPA Assessment Report and it
is recommended a lighting plan illustrating where lighting is to be placed and what type of lighting
is to be used is submitted to the Planning Authority for review and approval.

Given the various recommendations from the suite of ecology reports supporting this application
it may facilitate the agreement of all mitigation and enhancement measures for a condition to be
attached for a Method Statement and Landscape Habitat Management Plan to be produced by
the applicant detailing all the measures that will be adopted in site clearance and construction
activities and what habitat conservation, enhancement and creation will be implemented within
the scheme.  This can be approved and permitted by the LPA.

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

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

We consider that planning permission could be granted to the proposed development as
submitted if subject to a condition which requires a scheme of foul sewage disposal to be agreed.

We have received the consultation because of the relationship of the application site to the Grade
II church, we consider the impact of the development on the significance of the church would be
fairly minor.

The development site does however lie at the heart of the historic estate close to the Grade II
Victorian Hall.

We do not wish to provide detailed comments, but do consider the development would result in a
high level of harm to the setting and significance of the Hall and historic landscape and seriously
detract from the way both are experienced.

Friends of Thetford Forest;

The reduced scale of the planned lodges and their location confined to the south-west section of
the site is more sympathetic to the character of the wider landscape than the previous
application.  However, we still have concerns that the existing infrastructure will be able to cope
with the increased demands placed upon it, particularly access along the narrow road leading
from the A1065 which is already a well used minor road.

The proposed lodges are located within Lynford Hall Park, a Grade II registered park. 

The proposed development includes a reception, cafe and short stay parking area on or very
close to an embanked path, it has considerable potential to harm this archaeological feature. 

Cafe / reception / parking is also very close to the statue of a pair of bulls and could have a
negative impact on these, (the statue is also mentioned in the description that accompanies the
parks registration).
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NATURAL ENGLAND

The application contains a Heritage Statement and Archaeological Desk-based Assessment, (by
Witham Archaeology). While the Heritage Statement describes the significance of Lynford Hall
and Lynford Park, it contains a very short inadequate assessment of the impact the development
will have. 

Although photographs are provided to suggest the harm to the significance of the Hall and Park
will be modest to slight, (Section 6 and Appendix 2 of the Heritage Statement), this suggestion is
not supported by the provision of visualisations of the proposed lodges within the historic
parkland landscape. 

If the applicant chooses not to submit an updated Heritage Statement we would recommend
refusing the application on the basis not enough information has been provided to allow an
informed decision to be made

Internationally and nationally designated sites 

The site is within 270m of the Breckland Forest Site of Special Scientific Interest, (SSSI), which is
a component SSSI of Breckland SPA .  Stanford Training Area SSSI, which is a component of
both Breckland SPA and Breckland SAC, is also in the vicinity of the proposal. 

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

The proposed development sits within both the Breckland Forest 400m and Breckland SPA
1500m constraint zones and therefore, in accordance with Brecklands Core Strategy Policy will
require a Habitats Regulations Assessment. 

European Sites 

Breckland SPA 

Recommend that measures are put in place to ensure that noise is contained during operation of
the site should this application proceed, particularly during the evenings, (when nightjar and stone
curlew are most active) and that works are carried out outside of the bird breeding season. 

Taking all the above into account, although Natural England considers that your authority cannot
rule out significant effects at this stage, we are of the opinion that the application is not likely to
adversely affect the integrity of Breckland SPA. 

Breckland SAC 

Given the distance of the application site from Stanford Training Area SSSI and the points above
concerning recreation, we do not consider that habitats associated with the SAC are likely to be
significantly affected by this proposal. Therefore we consider that Breckland SAC can be
screened out for further assessment. 

Sites of Special Scientific Interest 

This application is in close proximity to Stanford Training Area Sites of Special Scientific Interest
and Breckland Forest SSSI, (SSSIs).  These SSSIs do not represent a constraint in determining
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ALAN SPIDY (ON BEHALF OF FRIENDS OF THETFORD FOREST)

R S P B

NORFOLK FIRE & RESCUE SERVICE

FORESTRY COMMISSION

MUNDFORD P C

this application. 

Protected Species 

Advise to apply Standing Advice.

Further comments 21/11/16;

We agree that, providing the measures outlined in the above Eco Comments are put in place,
(including measures to discourage visitors from accessing the SPA, avoidance of the bird
breeding season and the annual monitoring scheme), there is not likely to be a significant effect
on the three qualifying species, (stone curlew, woodlark and nightjar), of Breckland Special
Protection Area (SPA) or an adverse effect on the integrity of Breckland SPA. As advised
previously, we are not concerned about effects to nationally designated sites in the vicinity of the
proposed application site.

The reduced scale of the planned lodges and their location confined to the south-west section of
the site is more sympathetic to the character of the wider landscape than the previous
application.  However, we still have concerns that the existing infrastructure will be able to cope
with the increased demands placed upon it, particularly access along the narrow road leading
from the A1065 which is already a well used minor road.

Are concerned at the proposal for residential development in a sensitive location close to the
Breckland Special Protection Area, (SPA) and have previously objected to a similar application in
the same location.

Disagree that the proposal would avoid an adverse effect on the Breckland SPA and do not
consider the application provides sufficient evidence to allow the Council to conclude that an
adverse effect on the protected nesting habitats of stone curlew, woodlark and nightjar can be
avoided and object to this proposal.

Norfolk Fire and Rescue Service will require either fire hydrants to be installed on a minimum
90mm main or, where no piped water supply is available or there is insufficient pressure and flow
in the water main, or an alternative arrangement is proposed,  details of the alternative source of
supply.

The application states that foul drainage from the proposed development will discharge into the
existing foul drainage system.  The existing foul drainage system serving Lynford Hall comprises
a private sewage treatment plant which has been allowed by the owners to fall into considerable
disrepair and consequently discharges untreated raw sewage onto Forestry Commission land
open to public access, close to Lynford Lakes.  The proposed development would therefore
generate significant additional pollution onto publicly owned accessible land.  Accordingly the
Forestry Commission strongly objects to the proposed development.

Consider the following would be necessary to carry out due to the increased volume of traffic;

Installation of a footpath the length of Lynford Road
A suitable speed limit in Lynford Road and reduced speed limits on the A1065 leading into
Lynford Road.
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82 representations have been received from local residents concerns raised include;

Ecology;

Negative impact on the natural environment SSSI/SPA

Nationally well known for wildlife would be inevitable and irreversible consequences for the
wildlife and surrounding area from permanent development.

This is an important area for the Firecrest and the Hawfinch, Crossbills Nightjar, Woodlark,
Kingfishers, Tree Pipit, Barn Owl, Tawny Owl, Spotted Flycatcher and Goshawks.

Development would carry an unacceptably high risk of negatively impacting breeding birds

Otters, deer, hares, stoats, weasels, owls, and other fauna have been observed in area.

Wildlife will be pushed further into forest 

Light pollution

Criticisms of submitted ecological information including that it seems to be written from the point
of view of the developer.

Can see no attempt by the consultants to use sources such as BirdTrack, Norfolk County
Recorder, the local Thetford Forest Bird Group or local birdwatchers. 

Increased number of people visiting Lynford Water and Lynford Arboretum will put further
pressure on the wildlife of the area.

No breeding bird survey has been carried out

No assessment has been made of possible use of the proposed Development Area by birds
breeding elsewhere, but choosing to feed within the proposed Development Area. 

Other than one or two nocturnal bat transects, no attempt has been made to assess any
nocturnal use of the Proposed Development Area by birds. 

Finally, additional recreational pressure on what is already an increasingly visited, (and as a
direct result, increasingly disturbed), part of the Brecks would inevitably result in further negative
impacts on the local flora and fauna.

There is no mention either how the increased visitor pressure could impact on the adjacent SSSI
and SPA areas. 

 REPRESENTATIONS

Traffic calming controls such as speed humps / traffic lights.

LYNFORD P C -  No Comments Received 
THE GARDEN HISTORY SOCIETY -  No Comments Received 
NORFOLK WILDLIFE TRUST -  No Comments Received 
ANGLIAN WATER SERVICE -  No Comments Received 
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The development may bring more revenue into the area and create jobs, but this will be offset by
the thousands of birdwatchers visiting the site each year, which would be lost if these protected
species were no longer present due to the disturbance caused.

Character / Appearance & Amenity;

Negative impact of the noise, amenities, services, vehicles and visitors on the direct site
and surrounding will detract from the character of the area and change the area peaceful
character of the area considerably.

Lodges / development should be located on brownfield /existing caravan park which appear to be
unused, not open green areas near listed buildings.

Too large and dense a development, poorly integrated with landscape, would be an eyesore.

The probability of continuous noise from the estimated two hundred and fifty people plus and
extra visitor traffic due to the lack of entertainment in the immediate area is more than disturbing.

A cafe would result in added litter and vermin in the immediate area and surrounding woodlands.

Detrimental effect on the area increasing the population by some 20% without an increase in
infrastructure.

Highways;

The road currently suffers speeding drivers 

Increased traffic on a narrow forest road used by many local people with families and pets
walking, riding, cycling, running who have nowhere to go except on the road. 

Junction of Lynford Road and A1065 not straightforward is staggered crossroads into Mundford
village and extra vehicles would be problematic.

Would lead to problems of uncontrolled parking on site. 

Access is via a public right of way

Water Supply & Drainage / Sewage disposal and flood risk;

Concerned re. effect on water table

Lakes subject to wide variation in water levels, ill advised to create a holiday development in
close proximity.

Concerns re. amount of water and waste generated from 68 additional units.

Odour from existing sewage system

Existing sewage works inadequate new system will have to be huge to cope 

Heritage impacts;
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The proposed building is now predominately a retail cafe business with a reception etc. covering
a large area of historic parkland fronting the track/ footpath. 

The building would dominate an area of parkland with no previous footprint of development.

New building would spoil parkland historic driveway to the Hall.

Many alternative locations for a cafe within the Hall

General;

No need for the development

Air pollution

Holiday lodges could become permanent dwellings 

High water levels in the lake should not be relied upon for firefighting purposes.

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

2.0 Principle of development and policy matters.

2.1  The application site is located within the grounds of the Grade II Listed Lynford Hall which
lies approximately 1.6km to the east of the village of Mundford.

2.2  Whilst the application site is in a rural area the NPPF is broadly supportive of economic
development in rural areas subject to detailed considerations.  The NPPF is also clear that
sustainability is not just about the distance of development to services, rather it requires a
development proposal to balance social, economic and environmental factors to be considered
sustainable.

2.3  Policy DC08 is also broadly supportive of proposals for tourist facilities where; 

a.  The need for the development can be justified;
b.  Proposals contribute to the tourism objectives of countryside strategies in Breckland;
c.  There are no significant effects on European habitats or species;
d.  The proposal is well related to Local Service Centre villages and villages with facilities; or
e.  The proposal involves the re-use of a rural building or sustainably located previously-
developed land.

2.4  Policy DC08 also makes further provision stating that Proposals for tourist accommodation,
including touring caravan and camping sites and self-catering accommodation that need to be
located in the countryside will be encouraged where;

f.  A need can be demonstrated for the proposal;
g.  The development forms part of a rural diversification scheme or is for the expansion of an

 ASSESSMENT NOTES
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existing attraction;
h.  It is well related to an existing settlement and facilities; and
i.  The occupation of new tourist accommodation will be restricted through the use of conditions
or Legal Agreements to ensure a tourist use solely and not permanent residential use.

2.5  In the case of this application the proposal relates to a need to provide further residential
accommodation to support the wedding and conference business at Lynford Hall.  The supporting
documents state that whilst the hotel can cater for up to 600 conference delegates or 250
wedding guests it has only 38 letting bedrooms and is unable to provide sufficient overnight
accommodation to delegates or wedding guests.  The additional accommodation is therefore
required to support the business which is currently limited in terms of its potential as a conference
and wedding venue.

2.6  Policy DC08 continues, stating that where a tourist related proposal involves new buildings in
the countryside additional evidence will be required of:

j.  The sustainability advantages of requiring new buildings
k.  The particular countryside attraction that the new buildings will support; and
l.  The absence of suitable existing buildings in the vicinity.

In the case of hotel and motel accommodation, proposals will be permitted in the five market
towns, using the sequential approach which focuses such uses to town centres as identified on
the Proposal Map.

Proposals for hotel and motel accommodation outside of the identified town centres will only be
permitted where the need for the development can be justified and where:

m. It is a road related facility which primarily seeks to meet the needs of road users; or
n. It involves the re-use of sustainably located existing rural buildings.'

2.7  Whilst a sequential approach such as that set out in policy DC08 could sensibly be imposed
upon an entirely new hotel it is not considered reasonable to retrospectively apply this
requirement to the expansion of facilities at an existing hotel. 

2.8  In terms of the location of the proposed accommodation in proximity to an existing service
centre Lynford Hall is located 1.6km from the village of Mundford and would not be considered a
sustainable location for new housing development, or an entirely new hotel, however, the
occupation of the lodges would be intrinsically linked to the hotel and intended to be supportive of
that existing function.  It is not considered that the expansion of the hotel is made unsustainable
by the fact that it is not within a key service settlement

2.7  The occupation of the units can be limited to a maximum period by any particular person or
persons via conditions to ensure there is no risk of the lodges becoming occupied as permanent
residential accommodation.
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2.8  The proposal is thus considered acceptable in principle subject to further detailed
consideration of matters such as the setting of the Listed hall, park and gardens, consideration of
highways issues, impact on trees, ecology and drainage, which are all considered below.

3.0 Trees

3.1  The site is located within Thetford Forest and contains a large number of trees.  The
Council's Tree and Countryside Officer initially objected to the application on the basis that the
supplied arboricultural information was not sufficient to enable an assessment to be made.  The
applicant has since supplied additional information consisting of a full arboricultural implications
assessment and preliminary method statement together with a tree constraints plan which
identifies the root protection zones of those trees immediately adjacent to the proposed lodges
and reception building.

3.2  The revised arboricultural implications assessment recorded 51 trees in categories B,
(medium value) and C, (low value), immediately adjacent to the proposals, additional trees
outside of the area likely to be affected were not recorded.  Whilst the submitted tree report refers
to trees being removed as category C neither the submitted plans or schedule of works indicate
any trees to be removed. 

3.3  The Council's Tree and Countryside Officer has commented on the additional  information
stating that he is happy with the updated tree survey subject to a tree protection plan and
replacement planting being secured, as such it appears that the development can be carried out
without detriment to existing trees on site.

3.8  For these reasons, it is considered that the proposal would accord with Core Strategy Policy
DC12.

4.0 Access / Highway Safety

4.1  Access to the development would be gained via Lynford Road which leads from a junction
with the A1065 Swaffham Road.

4.2  As outlined above as an extension to facilities at the existing hotel the application is not
considered to be in an intrinsically unsustainable location.]

4.3  Whilst Norfolk County Council Highways initially raised concerns and requested passing bays
and a footpath to be placed along the road this was not considered reasonable as the proposals
are intended primarily to cater for guests at the Hotel who at present cannot book rooms and
there is no automatic correlation between an increase to accommodation and increased traffic,
indeed, in the case of weddings and conferences the reverse could be true as fewer guests or
delegates would be required to travel to and from the venue on a daily basis.

4.4  In revised comments Norfolk County Highways comment that they have no objection to the
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proposals subject to a condition to retain parking spaces.

4.5  In terms of parking the proposed lodges and reception building would create a requirement
for an additional 20 spaces, 4  spaces are proposed adjacent to the reception building with a
further gravelled parking area measuring 30m x 50m to the frontage of the hall and further area
of 30m x 30m is also available for parking within the courtyard between the north and south wings
of the hotel.  As such there is more than adequate space available for parking to serve the
existing hotel and proposed lodges.

4.6  Whilst comments and concerns are raised by neighbours and the Parish Council in terms of
a number of highway safety matters including the speed of vehicles, increased traffic and
potential for conflict between other road users including pedestrians no technical objection is
made to the development by Norfolk County Highways and in the absence of such support these
concerns cannot be given any significant weight. Similarly the request from the Parish Council to
provide traffic calming and a footpath the length of Lynford Road would be urbanising and
undesirable in a rural location as well as unnecessary.

4.7  Comments have also been made that access is via a public right of way, this does not
appear to be the case, and in any event even if it were such a situation is not uncommon and
there is no reason to consider that it would be prejudicial to the safety of the users of the path.

4.8  In consideration of the above the proposal is considered acceptable in terms of policy CP4(e)
of the adopted Core Strategy DPD and paragraphs 17, 34 and 35 of the NPPF.

5.0 Ecology

5.1  The application site is located within 270m of the Breckland Forest Site of Special Scientific
Interest (SSSI) which is a component of the Breckland SPA. Stanford Training Area SSSI, which
is a component of both Breckland SPA and Breckland SAC, is also in the vicinity of the proposal.

5.2  The primary concerns regarding the potential for ecological impacts arising from the
development are indirect impacts arising from the activities of additional visitors rather than as a
direct result of the physical development itself and there is no evidence of a direct impact of the
lodges and reception building on protected species, the SAC, SPA or any of the nearby SSSI's.

5.3  A Habitats Regulations Assessment has been carried out which concludes that there is not
likely to be a significant effect on the three qualifying species (stone curlew, woodlark and
nightjar) of Breckland Special Protection Area, (SPA), or an adverse effect on the integrity of
Breckland SPA provided that the mitigation measures outlined in the supporting ecological
information are carried out.

5.4  Whilst concerns are raised by neighbours, the Friends of Thetford Forest and the RSPB
regarding the potential ecological implications of the development proposals no objection to the
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proposal is raised by the Council's Ecologist or Natural England subject to conditions to control
matters such as lighting, a Method Statement and Landscape Habitat Management Plan to
manage site clearance and construction activities and habitat conservation, enhancement and
creation within the scheme.  Further conditions would restrict the creation of new accesses on the
site and a restriction on construction site timing to avoid the main bird nesting season and keep
noise below 70 dB throughout construction and operation as well as ecological monitoring
following the completion of the development.

5.5  The submitted wildlife reports indicate that increased visitor numbers could lead to an
increased impact on the nearby Lynford Arboretum CWS.  The Council's ecologist advises that
the applicant should demonstrate that if this is within their ownership and management these
impacts will be managed to avoid deterioration of the CWS or financial assistance given to the
owners to manage the impacts of increased recreation.  The impacts of increased recreational
pressure have not been specified but this would likely be an increase in access and associated
effects such as trampling and potential damage to habitats within the CWS.  There is no
evidence, however, that this would occur and whilst a financial contribution is suggested no figure
has been given, nor is it clear what the money would be spent on and as such the suggestion of a
financial contribution is insufficiently precise or reasonable to request.  It is also noted that the
Forestry Commission who own and manage the CWS do not raise any comments or objections to
the proposals on the basis of any impact on this site. 

5.5  Subject to conditions the development proposals would not have an adverse impact upon the
SAC, SPA, any of the nearby SSSI's or protected species and would comply with the
requirements of policies SS1 & CP10. 

6.0 Heritage Implications - Impact on Listed Buildings, Park and gardens

6.1  The proposed lodges are located within Lynford Hall park, a Grade II registered park
established in the 18th century and developed and extended in the 19th century.  The lodges are
sited to the southwest of a formal garden created by William Burns and Andrew Williams Nesfield
around 1862; the walls, gates and balustrades from this and other features are also separately
listed as Grade II.

6.2  The Planning, (Listed Buildings and Conservation Areas), Act 1990 requires special
regard to be had to the desirability of preserving listed buildings and their settings.
Paragraph 134 of the NPPF requires development proposals which 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, including securing its optimum viable use. Policy
DC17 also states that any development which will affect a Listed Building or a Conservation Area
will be subject to comprehensive assessment.  New development will be expected to preserve
and enhance the character, appearance and setting of Conservation Areas, Scheduled
Monuments, Historic Parks and Gardens and other areas of historic interest.  Where a proposed
development will affect the character or setting of a Listed Building, particular regard will need to
be given to the protection, preservation and enhancement of any features of historic or
architectural interest.
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6.3  NCC Historic Environment Service identify that the proposed development has the potential
to affect the significance of all the above designated heritage assets and their settings.  NCC also
identify an embanked path and culvert on the development site's western boundary and veteran
trees that form part of Wellingtonia avenues within the proposed development site and which are
referred to in the description that accompanies the park's registration.  NCC allege that as the
proposed development includes a reception, cafe and short stay parking area on or very close to
the embanked path, this has considerable potential to harm this feature.  Concern is also raised
regarding the proximity of the Cafe / reception / parking area close to the statue of a pair of bulls.
NCC Historic Environment Service also object to the application on the basis that not enough
information has been submitted with the application for a fully informed planning decision to
made.

6.4  Historic England also highlight the location of the development site within the historic estate
and the potential for impact upon the setting and significance of the hall and historic landscape,
commenting that they 'consider the development would result in a high level of harm to the setting
and significance of the Hall and historic landscape and seriously detract from the way both are
experienced'.

6.5  The application is supported by a Heritage Statement by a chartered conservation architect
and which assesses the history and significance of Lynford Hall in the context of the proposal.
This assessment indicates that the scale of the area affected by development and the nature of
the location, together with the anticipated nature of the impact, suggests that the harm to the
significance of Lynford Hall and its parkland setting will be modest to slight. 

6.6  Whilst NCC Historic Environment Service are critical of the information contained within the
Heritage Statement it is considered that it contains adequate information to allow a decision to be
made and notably NCC do not offer an opinion as to the degree of harm which they consider
would be caused.  Historic England argue that there would be a high level of harm to the setting
and significance of the Hall and historic landscape and that the development would seriously
detract from the way both are experienced, but does not define this harm in the terms set out in
the NPPF. Given that there would not be partial or total loss of any historic fabric associated with
the proposals and key views of or out from the buildings and park would not appear to be
significantly affected by the development the harm, whether described as 'modest to slight' or a
'high level' of harm would appear  to fall into the category of 'less than substantial harm' for the
purposes of the NPPF. 

6.7  Paragraph 134 of the NPPF advises that any such harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use.  Any harm to the
significance of a heritage asset carries great weight in the decision making process, however,
weight must also be attached to any public benefits which would be accrued as a result of the
development. In the case of this application weight must be apportioned to the support which the
proposed lodges would provide to the ability of the hotel to provide a viable future use for the hall
and its grounds with associated heritage assets. 

6.8  The Council's Historic Environment Officer raises no objection in terms of the principle of the
development and it is to be noted that since NCC and Historic England's initial comments the
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scheme has been revised to reduce the size and prominence of the proposed reception building
and a large additional car parking area has also been removed.  With regard to NCC comments
regarding the potential for the structures to impact upon archaeological remains the structures
are of a temporary nature, being constructed largely of timber and chiefly above ground.  As such
it is not understood how underlying archaeology would be affected.

6.9  In conclusion the proposals would cause less than substantial harm to the setting of heritage
assets at Lynford Hall, however, this harm must be weighed against the benefits of the proposals
which would help to secure income and a long term future use for the Hall.  As such it is
considered, on balance, that the proposals are acceptable under the terms of the NPPF
paragraph 134 and policy DC17.

7.0 Drainage and Flood Risk

7.1  Concerns have been raised locally regarding flooding, drainage and the capacity of the
existing foul drainage system to cope with the proposed development.  The site is within flood
zone 1; that with the lowest risk of flooding and there is no evidence of a risk of flooding from
natural sources such as groundwater, or artificial sources such as reservoirs, sewers or canals. 

7.2  Whilst the amount of foul water discharged to the existing systems would inevitably increase
no objection is raised to the development by the Environment Agency subject to a condition which
requires a scheme of foul sewage disposal to be agreed.  Thus whilst there may not be sufficient
capacity within the existing non - mains sewer system this is a technical matter which can be
addressed by the imposition of a condition, subject to which the proposal complies with policies
CP08, CP09 and DC13.

8.0 Effect on Local Character and Amenity

8.1  Neighbour comments have been received regarding the potential negative impact from
increased activity levels at the application site together with increased comings and goings.  Due
to the conference and wedding facilities already being present at the hotel the facility to
accommodate guests would not necessarily lead to an increase in comings and goings.  Similarly
there is no evidence that noise levels in general would increase across the site or that the cafe
would result in additional litter or vermin.

9.0 Conclusion

9.1  The proposed development is considered acceptable in principle, being supportive of an
existing tourist facility in the countryside.  Whilst there would be an impact on the setting of the
Listed Building and other heritage assets this would be less than substantial and is justified by the
fact that the additional accommodation would help to secure a long term future for the Hall. 

9.2  There is no evidence that the proposals would pose a risk to highways safety or that the
development could not be adequately served by non mains sewage disposal.
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Planning Permission RECOMMENDATION

 CONDITIONS

9.3  Taking all of the above 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.

RECOMMENDATION

Permit Subject to conditions.

3007
3046
3940
3940

3940

3935
3940
3935
3940
3935
3940
3935
3940
3935
3940
4000
3996
2000

3994
3994

Full Permission Time Limit (3 years)
In accordance with submitted
Parking Layout
Method Statement & Landscape Habitat
Management Plan
No New Formal / Informal Pedestrian/
Vehicular Access
Details of Materials
Details of Fire Hydrant
Not Sole Place of Residence
Removal of Buildings & Restoration of Land
Details of Lighting
Noise Levels
Access & Landscaping
Construction Phase Outside of Nesting Season
Detail of Foul Water Drainage
Tree Protection
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without
Amendment
Appeals
Comments of Environment Agency
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4

YAXHAM
Quince Farm
Spring Lane

Mr & Mrs  Green-Armytage
Quince Farm Spring Lane

Parker Planning Services Ltd
Parker Planning Services Ltd Dragonfly House

This proposal is for the erection of 2 No. dwellings on a plot measuring
approximately 0.16 hectares

Outline

3PL/2016/0749/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

Sustainable development
Amenity impact
Highway safety
Tree impact

 KEY ISSUES

The application seeks outline planning permission with all matters reserved other than access for
two dwellings on garden land to the north of Quince Farm in Clint Green, Yaxham.  The
development would be served by two separate vehicular access points directly from Spring Lane,
and would include an existing access point and the creation of a new access point.

The application site is located on the eastern side of Spring Lane, close to the junction of Norwich
Road on the western fringe of Clint Green.  The site is currently used as a residential garden in
association with Quince Farm.  The existing dwelling falls within the settlement boundary whilst
the proposed plot for two dwellings would sit adjacent to it.  Spring Lane runs along the western
boundary of the site.   The site is well screened along the sites northern boundary, through
established trees and planting.  Access to the site is via an existing access serving Quince Farm.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Jemima Dean

No
 EIA REQUIRED

The application is referred to planning committee as it is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

YAXHAM P C

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

TREE AND COUNTRYSIDE CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

Quinces Farm was voted on at the previous meeting with the majority of the Parish Council
against.

No objection subject to conditions.

No objection subject to conditions.

No objection in principal. Any layout should take into account and retain category B trees where
possible.  In particular the mature Horse Chestnut should be retained. A further revised
Arboricultural Impact Assessment, together with a Tree Protection Plan and Arboricultural
Method Statement will need to be produced when a design for the development becomes
available.

No objection.

 CONSULTATIONS

SS1
CP.01
CP.09
CP.10
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF

NPPG

Spatial Strategy
Housing
Pollution and Waste
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 14,47 and 49

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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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  In terms of economic and social sustainability, Clint Green is identified as a defined
settlement in the development plan but it is not identified for a specific level of growth within the
settlement hierarchy.  Yaxham, approximately 1km away contains some everyday services and
facilities including a public house, village / farm shop, cafe tourist accommodation, and recreation
areas.  Clint Green itself contains a primary school and a shop, both of which are in close
proximity to the site.

1.5  Dereham, the nearest service centre is approximately 3.5 km miles to the north west of the
application site.  In terms of public transport Yaxham is served by a regular bus service that runs
seven days a week, the number 4, (Swanton Morley - Dereham - Yaxham - Norwich).  The site is
within easy walking distance of the nearest bus stops and although none exist along Spring Lane
itself footways are provided along Norwich Road.  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.  These considerations weigh in favour of
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 Quince Farm.  The plot for two dwellings would form a logical extension
to the settlement edge, is well screened through established planting, and would not appear at
odds with the existing pattern of development.  The appropriateness of the site to accommodate
the dwellings in terms of character and appearance weighs in favour of the proposal, and
supports its environmental role in terms of sustainability.

1.7  Existing established landscaping along the northern boundary of the site, means that it would
be not be prominent in views from Spring Lane to the north, and the development would not

 ASSESSMENT NOTES
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present itself as isolated dwellings in the countryside.  The indicative layout submitted with the
application shows a scheme with a single garage located adjacent to the northern boundary and it
is considered this layout would need to be re-configured to ensure landscape creening is
maintained along this boundary with no harm caused to existing trees.  Careful attention would be
needed at the detailed design stage to ensure an acceptable visual transition at the northern
boundary interface is achieved.

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 direct impact on the amenity of local residents is limited to the southern boundary of the
site where proposed housing would adjoin existing residential development.  The indicative layout
submitted with the application illustrates a scheme with one of the dwellings in close proximity to
the outbuildings that form part of Quince Farm.  It thought this part of the property is used as a
consulting room, and it may be appropriate that the development is limited in scale or greater
distances between existing and proposed dwellings are provided.

2.3  The relationship between the existing dwelling and the proposed development will need
careful consideration when the considering the amenity impact of the development. 

3.0 Highway Safety

3.1  The proposal would result in the intensification of vehicular use of Spring Lane.  Access is
the only matter currently under consideration and revised drawings were requested
demonstrating visibility and the continuation of the footway to the site frontage, for further
consideration.

3.2 Having reviewed the effect of a wider, surfaced, footway on the local environment it is
concluded that, based on the light traffic flow on Spring Lane, we would not wish to see any off-
site highway works in this location which would urbanise the rural area.  A scaled drawing
detailing the visibility splay from Spring Lane onto Norwich Road would be needed as part of the
reserved matters submission.  No objection is raised by the Highway Authority subject to
conditions.

5.0 Tree Impact

5.1 There are a number of trees within the application site and along its boundaries.  Any layout
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

would need to take account of these trees, retaining the category B trees where possible.  In
particular the mature Horse Chestnut should be retained.  Trees along the sites northern
boundary should be retained as it provides screening of the site of from northerly views.  This
would be secured by planning condition.

5.2  A further revised Arboricultural Impact Assessment, together with a Tree Protection Plan and
Arboricultural Method Statement will need to be submitted for consideration at the detailed design
stage.   A tree protection plan will be required for trees 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 well, and the
proposed dwellings would have minimal impact on amenity.  Development of the plot for two
dwellings would fit in well with the existing pattern of development, without causing undue harm to
the character and appearance of the area and in terms of access the proposal is considered
acceptable subject to conditions.

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.

3005
3047
3058
HA08
HA19
3412
3920
3414
4000
AN61

3920
3996
2014

Outline Time Limit (2 years)
In accordance with submitted
Standard Outline Condition
New access - construction over verge
Visibility splay (from site onto spring lane)
Trees/hedges to be retained
Protection of birds nests
Fencing protection for existing trees
Variation of approved plans
NOTE NCC Inf 2 When Vehicular access
works required
Asbestos note
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved
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HA05

HA14

HA20

3946

3408

Standard outline highways condition

Access gates - restriction

Visibility splays (junction spring lane with
norwich road)
Contaminated Land - Unexpected
Contamination
Landscaping - details and implementation

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
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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
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Consultant considers that the proposal is acceptable in this regard and in accordance with Policy
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
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development.  If planning permission is granted, this should be subject to a programme of
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
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Planning Permission

3385

3946

Archaeological condition

Contaminated Land - Unexpected
Contamination

 RECOMMENDATION

 CONDITIONS

the valley.  In terms of its impact on the historic environment the proposal is acceptable. 

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
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
Environment agency note - contamination
Environment agency 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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6

EAST TUDDENHAM
Green Farm
Mattishall Road

Mr Neil Alston
Green Farm Mattishall Road

Brown & Co
The Atrium St Georges Street

Residential development for 8 dwellings with associated access 

Outline

3PL/2016/0905/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
Character and appearance
Impact on amenity
Affordable housing
Highway safety

 KEY ISSUES

The proposal seeks outline planning permission to  for residential development for seven
dwellings with associated access.  Means of access form part of the application.  All other matters
are reserved.

The application is supported by a flood risk assessment, land contamination assessment,  and
ecological appraisal.

An indicative site layout has been provided.  Four dwellings would be sited on the western part of
the site and three dwellings on the eastern part of the site.

The proposal was originally submitted for eight dwellings, However the site area has been
reduced and the proposal amended  to seven dwellings due to the presence of important tree
close to the eastern boundary.

Access to the site is off Hall Road.  Hall Road is a soft Road leading to fishing lakes and the A47
beyond.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

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

 REASON FOR COMMITTEE CONSIDERATION
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Green Farm is outside but adjacent the settlement boundary of East Tuddenham.  Green Farm is
located to the north of Mattishall Road.  It comprises a farmhouse and gardens immediately
adjoining Mattishall Road and the settlement boundary and a large farm yard to the north of the
farmhouse.  The application site is the farm yard located either side of Hall Road.  The western
part of the site consists of five redundant brick farm buildings which will demolished as part of the
proposal.    The existing buildings immediately adjoining Hall Road and the existing farmhouse
would be retained as garages, workshop and studios for use in connection with the farmhouse.
The eastern part of the site comprises a large metal clad grain store which would be demolished.
The  area of mature trees and grass land between the grain store and the residential
development to the east has been omitted from the site.

To the west and north of the site is agricultural land and to the east, Bayfield a small residential
development of six detached houses.  Immediately to the south of the eastern part of the site is a
converted barn used for offices and a dwelling.

None

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

EAST TUDDENHAM P C
No objections in principle but would like to comment on concerns regarding increased traffic and
the proposed houses backing onto existing properties.

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.12
NPPF
NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
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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The following is a summary of representations received:-

Three letters of objection raising concern due to the close proximity of the development to trees
including a mature Turkey Oak tree.  Following the amended plan omitting the plot closest to
these trees, all three residents have raised no objection to the amended proposal.
one additional letter of support.

one letter of objection stating the site is outside the settlement boundary and would result in harm
to the character of the surrounding countryside.

 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

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

HUGH COGGLES

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

HOUSING ENABLING OFFICER

The Highway Engineer has raised no objection subject to conditions.

No objection subject to conditions and an advisory note requiring a site investigation.

No objection subject to a condition requiring tree protection measures.

No objection subject to a condition regarding external lighting and the implementation of
mitigation measures

No objection subject to conditions in respect of foul and surface water treatment and noise
protection measures.

Objection to the provision of affordable housing off site.  DC04 States that the Council requires
affordable housing on site and integrated into the layout.  Accepting off site units adjacent to an
affordable housing development within the village would clearly be contrary to policy and could
set a precedent.
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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
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.  East Tuddenham is
classified as a rural settlement through Policy SS1, ( Spacial Strategy), of the adopted Core
Strategy and Development Control Policies Development Plan Document.  These villages contain
limited services and facilities and the spatial strategy states that these villages are not capable of
supporting consequential growth as they rely on higher order settlements for the majority of these
services and facilities.

3.3  The village of East Tuddenham has limited services or facilities.  It does not have a school or
shop and therefore there would be a high reliance on higher order settlements for everyday
needs which would  likely result in a higher car dependancy.  Therefore the proposal is
inconsistent with the social and environmental dimensions of sustainable development.  This
weighs against the proposal.

3.4  The proposal seeks to provide seven dwellings on previously developed land.  It comprises a
farmyard with various vacant agricultural buildings.  It is outside the recognised East Tuddenham
Settlement Boundary and that boundary is close to the site to the east south and west of the site.
The proposal would therefore not result in isolated development in the open countryside.
Furthermore the site has good regular bus service to Dereham and Norwich and is approximately
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1 1/2 miles from Mattishall, a Local Service Centre Village.

3.4  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.

3.5  In conclusion, the site performs poorly in terms of its proximity to local services and is not
located in a sustainable location.  This weighs against the proposal albeit in a limited way due to
the close proximity to the Settlement Boundary and good public transport connections

3.5  The proposal would make a positive, albeit  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.

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 

4.2  The proposed development would utilise a previously developed site.  The dwellings would
be sited within the existing farmyard and would not intrude into the farmland to the north of the
site.  The site is well screened by existing planting to the west and by development to the south
and east.
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As such the proposal would have limited impact on the character and appearance of the
countryside and therefore is in accordance with policy CP11.

5.0 Impact on the visual and residential amenity

5.1  The indicative layout demonstrates that the seven detached dwellings with detached garages
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. 

5.2  The Environmental Health Officer has requested a condition regarding noise protection
measures to be agreed to ensure that the use of the retained buildings and the adjacent vacant
office building would not impact on the amenities of the future occupants. 

6.0 Affordable housing

6.1  Due to the Gross Internal Floor area  of the proposed development there is a requirement,
taking into account vacant building credit, for one affordable unit within the development.

6.2  The proposal does not provide on site affordable housing.  The applicant has offered to
provide three serviced units on land at Primrose Way.

6.3  The applicant's agent considers that offer of three units off site adjacent existing affordable
housing is a more appropriate way of delivering affordable housing rather than one single unit
allocated on the application site.

6.4  However, it is not considered that an exception to Policy DC04 would be justified for these
reasons.  Policy DC04 requires affordable housing to be provided on site and integrated into
residential layouts.  Although the applicant proposed to provide more affordable housing than
required, accepting off site units would be contrary to policy and as such the Housing
Development Officer has raised an objection to the proposal.   The services plots that have been
offered do not currently have planning permission and would be on land which is outside the
settlement boundary.

6.5  The proposal is considered contrary to Policy DC04.

7.0 Highway Safety

7.1  Hall Road is a soft, lightly trafficked road which serves agricultural land to the north of the
site and provides access to fishing lakes to the north and the A47 beyond.  There is a bus stop at
the junction of Hall Road and Mattishall Road.
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Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

7.2  The Highway Engineer has raised no objection subject to conditions requiring visibility
splays, parking areas and a type 3 turning area to be provided.

8.0 Other issues

8.1  Ecology.  The Ecological Consultant considers the submitted ecological assessment
adequately assesses the ecological impact of the development subject to conditions requiring the
implementation of mitigation measures and lighting to be agreed.

8.2  Trees.  The site area an amount of dwellings has been amended to take into account the
presence of a mature oak tree on the boundary with the residential development, Bayfield  to the
east of the site.  A Tree Preservation Order has been placed on the tree and a tree survey and
implication assessment and tree protection plan submitted as part of the application.  The Tree
and Countryside Officer has assessed the information and has raised no objection to the
proposal subject to a tree protection measures.

9.0 Conclusion

9.1  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 contribution towards housing supply and the proposal
would represent a sustainable form of development. 

9.2  The proposal does not however accord with Policy DC04 in respect of on site affordable
housing provision.  The benefits if the scheme do not outweigh the strong policy objection in
respect of DC04. 

The proposal is recommended for refusal on the following grounds:-

Policy DC04  requires the provision of on site affordable housing.  The proposal does not provide
for on site affordable housing and therefore the proposal is considered contrary to Policy DC04 of
the core strategy and development control polices

9900 Non-std reason for refusal
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DEREHAM
C C Wells of Norfolk
Greens Road

Mr Darren Pegrum C C Wells of Norfolk
Greens Road Dereham

Mr Anthony Evans Sketcher Partnership Lt
First House Quebec Street

Change of use from storage and wholesale of fresh fruit and vegetables to a
mixed use for storage and wholesale and

Change of Use

3PL/2016/0956/CU

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Site history
Principle of development
Amenity impact
Highway safety impact

 KEY ISSUES

This application seeks retrospective permission for the change of use of an industrial unit from
storage and wholesale to a mixed use for storage and wholesale and retail sale of fresh fruit and
vegetables.

The hours of opening for members of the public are as follows:

09:00 to 16:00 Monday to Friday; 08:00 to 12:00; and no opening hours on Sunday and bank
holidays.

The application site consists of a detached industrial unit, which falls within a designated General
Employment Area with the site being bounded on three sides by existing industrial uses and to the
west by open land and beyond the railway line.  The site is accessed via Greens Road to the east
of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No
 EIA REQUIRED

This application is referred to Committee due to the level of public interest.

 REASON FOR COMMITTEE CONSIDERATION
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 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS

DEREHAM T C

ENVIRONMENTAL HEALTH OFFICERS

On the basis that the site benefits from pedestrian links and is accessible by a number of modes
of transport, this Authority would not wish to restrict the grant of permission.

The Town Council would not want a change of use from wholesale to retail, as once the principle
of retail had been established, it would be difficult to object to further applications for retail use in
this area.  It is understood that a limited amount of ancillary retail is permissible and this should
be allowed and conditioned limiting retail counter space, the area retail customers can access,
and limit opening times.

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

 CONSULTATIONS

SS1
DC.01
DC.06
DC.19
NPPG
NPPF

Spatial Strategy
Protection of Amenity
General Employment Areas
Parking Provision
National Planning Practice Guidance
National Planning Policy Framework

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

3PL/2000/1176/F

3PL/2002/1135/F

3PL/2016/0140/EU

3PL/2016/0544/EU

Erection of four warehouse units

Industrial unit for storage of fresh fruit product

Industrial unit for the storage of fresh fruit and sale of fruit and vegetables (certificate of
lawfulness)

Industrial unit for storage of fresh fruit products, including the sale of fruit and veg to the general
public (Certificate of Lawfulness)

Permission

Permission

Refusal

Refusal

27-11-2000

07-10-2002

25-04-2016

07-07-2016

Not Applicable

 CIL / OBLIGATIONS
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A petition has been received from the application, containing signatures from customers who
support the application.  This contains approximately 1,793 signatures.

217 letters of support received and summarised below:

-  Should be encouraging healthy eating;
-  Provides a useful service;
-  Other businesses on the industrial estate sell to members of the public;
-  Unable to get into Dereham on market days;
-  Excellent produce and quality at a lower price than the supermarkets;
-  Would not set a precedent;
-  Should support a local business and local farmers;
-  Convenient as provides adequate parking and staff carry produce to the car;
-  The only greengrocer in the area and only alternative to the supermarkets;
-  If application is refused would result in the loss of a business; and
-  Helps to address the obesity epidemic.

Five letters of objection received and summarised below:

-  Would take trade away from the town centre and market;
-  Is not a retail premise;
-  It is a warehouse and dangerous for members of the public;
-  Health and safety regulations;
-  Should be aware of the limitations of the current permission;
-  Dis-advantage to other businesses;
-  Not paying correct business rates; and
-  The level of support highlights the level of public sales exceeds what is stated within the
application.

 REPRESENTATIONS

1.0  This application is referred to Committee due to the level of public interest.

2.0  Site history

2.1  A previous application reference 3PL/2016/0544/EU was refused for a certificate of
lawfulness for an existing use in regards to the site being used for A1 retail use as well as storage
and wholesale.  This was refused as the Council was not satisfied that on the balance of
probabilities the unit had been used for the retail sale of fresh fruit and vegetables for a
continuous period of 10 years ending on 5th May 2016.  In reaching this decision the Council did
not maintain that there has been no retail sales from the unit, but was of the opinion on the
evidence provided, which was very limited, that retail sales had taken place, but they had not
been of such a scale and consistency throughout the said 10 year period as to amount to a
change of use of the unit from the storage and wholesale of fresh fruit and vegetables, (B8), to a
mixed use for the storage and wholesale and retails sale of fresh fruit and vegetables.

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING -  No Comments Received 
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3.0  Principle of development

3.1  This application seeks retrospective permission for the change of use of an industrial unit
from storage and wholesale, (B8), to a mixed use for storage and wholesale, (B8) and retail sale,
(A1), of fresh fruit and vegetables.  The proposed retail sale element is classed as an A1 use
which is identified as a main town centre use through the National Planning Policy Framework,
(NPPF).  The application site also falls within a designated General Employment Area and
therefore Policy DC06 'General Employment Areas' is of relevance.

3.2  Policy DC06 states that sites that are identified as General Employment Areas will be
protected for employment use.  Proposals to accommodate new employment development (uses
which fall within B1, B2 and B8) will be permitted on General Employment Areas where it is not a
town centre use, unless the location is sequentially preferable and need has been demonstrated.
This is to ensure proposals do not undermine town centre vitality or pose a threat to existing
employment enterprises. 

3.3  As highlighted above the proposed retail sale element (A1) is classed as a main town centre
use within the NPPF.  Paragraph 24 of the NPPF states that a sequential test should be applied
to applications for town centre uses that are not in an existing centre.  This requires applications
for town centre uses to be located in the town centre, then in edge of centre locations and only if
suitable sites are not available should out of centre sites be considered. Paragraph 27 of the
NPPF states where an application fails to satisfy the sequential test or is likely to have a
significant adverse impact, it should be refused. 

3.4  C.C.Wells is an established business which sells wholesale fresh fruit and vegetables from
Greens Road and also to members of the public, for which this application is seeking permission.
They also sell fresh fruit and vegetables at market locations within Norfolk, including Dereham on
a Tuesday.  The company flyer which advertises the business states they sell at Dereham Market
on Tuesday, Watton on Wednesday, North Walsham and Bungay on Thursday, Beccles on
Friday, and Sheringham on Saturday. 

3.5  The proposed hours of opening for members of the public are as follows:

09:00 to 16:00 Monday to Friday; 08:00 to 12:00; and no opening hours on Sunday and bank
holidays.

3.6  The applicant has stated the wholesale element operates outside of these trading times and
states that the majority of wholesale customers collect orders before and after the public opening
times. As highlighted on the proposed floor plan a small area is cordoned off for any remaining
orders to be packed and collected during the day.  All the fresh fruit and vegetables for both the
wholesale and retail element are stored in the same area, which is fully accessible by members of
the public.

3.7  In terms of justification the applicant states the wholesale use of the business remains a
substantial part of the company's operation and the retail use would help to support a local
company who employ a number of staff and is considered a practical way of offering a better
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extended service to customers from their existing premise.  As highlighted above the company
sell at markets across Norfolk, including Dereham on a Tuesday, which is located within the town
centre.  They also highlight that other than the supermarkets and aside from market days, there
is no alternative supplier of fresh fruit and vegetables in the town centre. 

3.8  The applicant also states given the location of the existing unit and the parking provided
adjacent to the unit that this is more convenient for customers than being located in the town
centre.  They also state the level of retail sales do not justify a permanent premise within the town
centre.  The applicant advises that the retail sales amounts to approximately 20% of the overall
turnover, with wholesale amounting to 45% and sales from the existing stalls amounting to 35%;
however no evidence of this has been provided. 

3.9  The applicant has not undertaken a sequential test to demonstrate that there are no suitable
sites within the town centre.  Whilst it is noted the business currently operates from the site, the
unit has approval to be used for storage and wholesale, (B8), which is a suitable use within a
General Employment Area.  It should also be noted that it is considered the proposed A1 retail
element of the business, given the proposed layout, opening hours, and level of support received,
goes beyond what would be classed as ancillary to the existing use.

3.10  It is considered that suitable sites do exist within the town centre for A1 retail uses which the
proposal is seeking permission for.  It is therefore considered that insufficient justification has
been provided to justify overriding the above policies, by allowing the unit to be used for a mixed
use with A1 retail use, which seek for such uses to be located within the town centre and seek to
protect General Employment Areas for employment use.  The proposal is therefore contrary to
Policy DC6 of the adopted Breckland Core Strategy and paragraphs 24 and 27 of the NPPF. 

3.11  Whilst it is noted existing uses within employment areas undertake ancillary retail sales
these are expected to be within a separated area of the premises limited to counter sales and to
be of no more than 10% of the floor space of the unit. 

4.0  Amenity impact

4.1  The application site adjoins industrial units and has no residential properties within close
proximity and therefore it is considered the proposal would not impact unduly upon amenity in
terms of noise and disturbance. 

5.0  Highway safety impact

5.1  The Highways Authority raised no objections.

6.0  Other matters

6.1  The Environmental Health Officer raised no objections on the grounds of Environmental
Protection, providing the development proceeds in line with the application details.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th December 2016

DC131_new2016

Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

7.0  Conclusion

7.1  The applicant has not undertaken a sequential test to demonstrate that there are no suitable
sites within the town centre.  Whilst it is noted the business currently operates from the site, the
unit has approval to be used for storage and wholesale, (B8), which is a suitable use within a
General Employment Area.  It is considered that suitable sites do exist within the town centre for
A1 retail uses which the proposal is seeking permission for.  It is therefore considered that
insufficient justification has been provided to justify overriding the above policies, by allowing the
unit to be used for a mixed use with A1 retail use, which seek for such uses to be located within
the town centre and seek to protect General Employment Areas for employment use.  The
proposal is therefore contrary to Policy DC6 of the adopted Breckland Core Strategy and
paragraphs 24 and 27 of the NPPF. 

7.2  The application is therefore recommended for refusal.

8.0  Reasons for refusal

8.1  The application fails to demonstrate that the proposed change of use satisfies the sequential
test, in particular that there are no suitable sites within the town centre for A1 retail use.  The
proposal is therefore contrary to Policy DC06 of the adopted Breckland Core Strategy and
paragraphs 24 and 27 of the NPPF.

9900 Fails the sequential test
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GOODERSTONE
Land to the South of The Street

Mr Chris Palmer
c/o agent 

Mr J Stephenson
Ashby House 194 Broomhill

Erection of 2 no. two storey dwellings (resubmission)

Outline

3PL/2016/1127/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Principle of development
Impact on the character and appearance of area
Ecology
Trees
Highways/Highway Safety

 KEY ISSUES

The application is submitted in outline with all matters reserved other than access.  Whilst most
matters are reserved the application indicates the development of two detached, two storey, four
bedroom dwellings each with its own access directly via The Street.

One of the dwellings would accommodate the applicant's family close to the livestock to ensure
animals welfare and provide site security.  The other is proposed for the open market in order to
help fund the build.

The application site comprises two separate plots located approximately 500 metres east of
Gooderstone.  The site falls beyond Gooderstone Settlement Boundary and comprises
approximately 0.15 hectares of land to the south of The Street at its eastern end.

In policy terms the site falls in the open countryside.  The site lies approximately 40 metres to the
north adjacent to the Breckland Special Protection Area, (SPA) and Breckland Farmland Special
Site of Scientific Interest, (SSSI). The site also lies within the SPA Stone Curlew Buffer Zone.

The land currently comprises part of a cultivated small holding and is predominantly agricultural

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Lisa O'Donovan

The application is referred to the planning committee at the request of the Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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with some livestock including pigs, chickens, geese and cattle, as well as land to the rear where
two horses are grazed.  There is an existing container on site which securely houses the
applicant's machinery for his tree surgeon business.

3PL/2016/0389/O - Erection of 2 dwellings - Refused

An appeal has been lodged against this refusal and is currently in the process of being
considered.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

GOODERSTONE PARISH CLERK
Two Councillors have no objections to the outlined planning application.  One Councillor
commented of the need to have an independent Ecology report for the land in question as
collective comments within the Preliminary Ecological Appraisal are not backed with up to date
factual evidence.  One Councillor commented the plots are too small and vague with information,
the plots are too close onto the narrow village road, with not enough off road parking and
garaging.  There are no changes to the re-submission planning application that justifies changes
made from the refusal comments when first submitted.  Three Councillors have no further

 CONSULTATIONS

CP.10
CP.14
DC.01
DC.02
DC.12
DC.16
NPPF
NPPG

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

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

No

An appeal has been lodged against this refusal and is currently in the process of being
considered.  As part of this appeal, a statement has been submitted which states that an
Environmental Impact Assessment is not necessary for this proposal.

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Site notice erected: 28-09-2016
Initial consultation letters issued: 21st and 22nd September 2016

Six letters of support received and one letter making comment in respect of the plans being out of
date and incorrectly showing the footprint of the neighbouring dwelling and also the proximity to
the boundary.

 REPRESENTATIONS

1.0  The application is the resubmission of a previously refused application, 3PL/2016/0389/O.
This application was refused on three grounds: 

1) the unsustainable location; 

2) adverse impact on the character and appearance of the area;

3) insufficient detail provided in respect of the nearby protected sites and species.  This
submission now includes a Preliminary Ecological Assessment and a statement which refutes
various statements and highlights what are believed to be omissions at the time of the original
assessment.  Notwithstanding this, it is considered that the main issue relevant to this application
has not changed materially in order to alter the recommendation in terms of the sustainability and
also the impact on the character and appearance of the area.

2.0  Principle of development

2.1  The application site is located outside of the Gooderstone Settlement Boundary, as
designated by the adopted Core Strategy and Development Control Policies Development Plan
Document, (2009).  For this reason the proposal conflicts in principle with Policies DC02 and
CP14, which seek to focus new housing within defined Settlement Boundaries. However,
paragraph 49 of the National Planning Policy Framework, (NPPF), states that where an authority
does not have an up to date five year housing land supply, (at present the District figure is 4.73

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

ECOLOGICAL AND BIODIVERSITY CONSULTANT

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

comments to add since the original planning application submission.

No objection subject to conditions.

As the application form states that there are no trees on or adjacent to the site and that the
applicant has confirmed that trees visible on the aerial photographs are no longer present, I have
no comments to make on the application.

No objection subject to conditions.

No objection subject to conditions.

No comments or objections.

ENVIRONMENT AGENCY -  No Comments Received 
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years), the relevant local policies for the supply of housing as referred to above should not be
considered up to date. Housing applications should therefore be considered in the context of
presumption in favour of sustainable development.

2.2  The Government defines sustainable development as having three broad roles:

-   economic, in terms of building a strong economy and in particular 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 roles is
required.  In terms of the economic and social criteria, the proposal would provide two new
dwellings and would therefore make a positive, albeit small, contribution to the housing supply
shortfall.  The proposal would provide 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 surrounding 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 significant and not definitive in this instance.

2.4  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Gooderstone is
approximately 500 metres to the west of the development site, is classified as a rural settlement
through Policy SS1 of the adopted Core Strategy and Development Control Policies DPD.  These
villages contain limited services and facilities.  The spatial strategy states that these villages are
not capable of supporting consequential growth as they rely on higher order settlements for the
majority of these services and facilities. 

2.5  Swaffham, a Market Town, is located approximately 8km to the north and would provide the
majority of the day-to-day services.  Swaffham is not walkable in terms of distance and the route
is unlit with no footpaths.  The route to local facilities is not therefore safe for pedestrians.

2.6  There are no bus stops in close proximity to the proposed dwellings which would not
therefore enable easy accessibility to local 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 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.  Further to this paragraph 55 states that housing
should be located where it will maintain the viability of rural communities and isolated dwellings in
the countryside should be avoided.
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2.7  Whilst it is acknowledged that the proposal would make a positive, albeit modest,
contribution to reducing the deficit of housing land, this benefit would be demonstrably
outweighed by the harm caused as set out above.  The site is therefore not considered to be in a
sustainable location and is inconsistent with the social and environmental dimensions of
sustainable development.  This consideration weighs against the proposal.

3.0  Character and appearance of the area 

3.1  Whilst it is acknowledged that there are dwellings along this stretch of the road, the area in
general is sparsely developed and the proposed dwellings would be detached from the main body
of the village to the west of the site.  The proposal would introduce two dwellings with a large gap
between to the south of The Street where currently few residential properties exist, and as such
this rural character would be harmed to the detriment of the character and appearance of the
area.  The site falls beyond the settlement boundary and its development for residential would
consolidate the built form within the immediate area, which would have a harmful impact with
respect to the existing development pattern, in an area that doesn't relate as a logical extension
to the existing settlement boundary.  For this reason the proposal would adversely affect the
character and appearance of the area and the quality of the landscape and would not therefore
accord with policy DC16 of the Breckland Core Strategy and Development Control Policies
Development Plan Document, (DPD); (2009), in these respects.

4.0  Ecology 

4.1  The site lies approximately 40 metres to the north of Breckland Special Protection Area
(SPA) and Breckland Farmland Special Site of Scientific Interest, (SSSI).  The site falls within the
SPA Sone Curlew Buffer Zone.  The Ecological and Biodiversity Consultant has been consulted
on the application following receipt of a Preliminary Ecological Assessment as requested.  Having
assessed the appraisal submitted, it is considered that the development will not have an adverse
impact on the Stone Curlew population, which is approximately 0.8km south west of the site,
subject to a condition requiring a method statement outlining precautionary methods of working,
to include advice relating to lighting and any possible sensitive timings of work, prior to work
commencing.  Once approved and implemented, it is considered unlikely that development will
have any significant effects on the Breckland Farmland SSSI and the Breckland SPA, an
Appropriate Assessment is therefore not required.

4.2 Other conditions are also required in relation to: Securing the recommendations relating to
bats and lighting in line with section 5.2 of the report; the management routine as already carried
out should be maintained in order to keep the grass short to prevent potential foraging/dispersal
of species onto the site; the recommendations in Annex 4 of the report should be incorporated in
order to compensate for the loss of trees and potential nesting bird habitats; and the
recommendations in section 5.2 of the report should be incorporated into the development in
order to concerns and enhance biodiversity.

4.3  The proposal is therefore considered to comply with Policy CP10 of the Core Strategy and
paragraphs 109 and 118 of the NPPF, subject to conditions.
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Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

5.0  Trees 

5.1  The Tree and Countryside Consultant was consulted however given the trees that initially
raised concern at the time of the original submission are not present on the site and the
application form states that no trees on or adjacent to the site will be felled, no comments have
been made on the application with regard to trees.  The application is therefore considered to
comply with Policy DC12.

6.0  Conclusion

6.1  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.  However, the isolated nature of the site and the inaccessibility of the proposal to
local shops and facilities by means other than the car would render the development
unsustainable and this would not accord with the social dimension to sustainable development as
set out in paragraph 7 of the Framework. 

6.2  The harm in terms of sustainability would be significant and demonstrable and this would
outweigh any benefit from the provision of the proposed dwellings.  The unacceptability of the
proposal in terms of its impact on character and appearance would also prove harmful.

6.3  In conclusion, the proposal is considered to be unacceptable and is therefore recommended
for refusal for reasons relating to its unsustainable location, outside of a settlement boundary and
harmful impact on the character and appearance of the local area.

9044
9900
9900

Policy not met outside settlement
Unsustainable location
Character and appearance
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GREAT ELLINGHAM
Greenpiece
Attleborough Road

Mr Dean Osbon
Greenpiece Attleborough Road

ADM Architectural Services Ltd
Flint Cottage Shropham Road

Three self build dwellings with garages

Full

3PL/2016/1169/F

N

Grade II

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
-  Design and Impact upon the Character and Appearance of the Area
-  Impact upon Amenity
-  Impact upon Highway Safety
-  Flood Risk
-  Impact upon Protected Species

 KEY ISSUES

This application seeks full planning permission for the erection of three detached residential
dwellings and garages on land to the south west of the B1077.  The proposal includes an access
off of the existing lay-by at the north east corner of the site and an access along the north west
boundary onto the existing public right of way, (Great Ellingham FP10) and existing vehicular
access to Greenpiece to the south west of the site.

This application is a re-submission of a previously refused application in July 2016 for the same
proposal, (reference 3PL/2016/0616/F).  The only alteration is that the submission provides more
written details in support of the proposal.

The application site lies outside of any defined Settlement Boundary and currently forms a field
with trees and hedgerows to the boundaries with these being more established along the north
eastern boundary fronting the lay-by.  The site is bounded to the north east by the highway, to the
north west by the existing public right of way, (Great Ellingham FP10) and existing vehicular
access to Greenpiece next to which is The Old Queens Head to the north; this is a Grade II Listed

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Natalie Levett

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

 REASON FOR COMMITTEE CONSIDERATION
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Building.  Open fields are located to the south, south west and south east.

3PL/2016/0616/F: Erection of three dwellings and garages - refused 12th July 2016 on the
grounds of that it is outside the Settlement Boundary and in an unsustainable location, it would be
an undesirable consolidation of the existing sporadic development, and insufficient information
was submitted regarding the impact on protected species and the impact on the adjacent Listed
Building.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

GREAT ELLINGHAM P C

 CONSULTATIONS

SS1
CP.01
CP.04
CP.09
CP.10
CP.11
CP.13
CP.14
DC.01
DC.02
DC.12
DC.13
DC.16
DC.17
DC.19
LBC
NPPF
NPPG

Spatial Strategy
Housing
Infrastructure
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Flood Risk
Design
Historic Environment
Parking Provision
Planning(Listed Building & Conservation Areas) Act 1990
National Planning Policy Framework
National Planning Practice Guidance

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

Not required.
 EIA REQUIRED

Not applicable.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

HISTORIC BUILDINGS CONSULTANT

TREE AND COUNTRYSIDE CONSULTANT

ENVIRONMENT AGENCY

ENVIRONMENTAL HEALTH OFFICERS

PUBLIC RIGHTS OF WAY OFFICER

Object because outside of the settlement boundary.

The Highway Authority's comments remain unaltered from that submitted under 3PL/2016/0616.

The site is located outside of the main village settlement and with the lack of an acceptable
walking route between the site and the village, it is considered that the residents would be
principally reliant on travelling by car.  The site is accessed via a lay-by which forms an
acceptable connection onto B1077 Attleborough Road and is considered suitable to cater for the
level of traffic likely to be generated by the proposal. 

The proposal includes the provision of an access onto the lay-by which then links into the private
track which runs alongside the Public Right of Way Great Ellingham FP10.  The Highway
Authority notes that the applicant will continue to be associated with the commercial use
established adjacent to Greenpiece and given that the applicant has private vehicular rights to
that property, the Highway Authority are assuming that the applicant also has private vehicular
rights over the public footway to the application site. 

Conditions and informatives are recommended if the LPA is minded to grant approval.

No objection, subject to conditions.

The submitted Heritage Impact Assessment certainly goes some way to argue that the
development is acceptable.  However, the design is not considered appropriate.  If the principle
of development on this site is acceptable, it is suggested that the design is revisited to address
the issue of scale.

No objection, subject to conditions.

No objection but provides information to add as informatives.

No objections although raises the following concerns:

a)  would suggest a condition if the package treatment plant is to be shared by all three
properties; and

b)  if it is proposed that the new site access will also now provide all access to the existing
business use at Greenpiece, some means of protection for the proposed domestic dwellings from
the traffic noise would be required.  The accompanying design and access statement states that
153 vehicle currently use the access road per week.  It is unclear whether this figure is the total
number of movements or whether it is 153 vehicles equating to 306 movements.  Clarification as
to whether there are any restrictions on delivery times for the businesses that will use the
proposed access road is also required.

No objection in principle on rights of way issues but would object if the suggested amendment is
not undertaken. 

Great Ellingham FP10 runs along the north west boundary of the site but appears to be outside
of the proposal and unaffected by it.  The footpath is concurrent with the driveway to the existing
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A Site Notice was displayed on 10th October 2016, advertised in the EDP and four neighbours
directly notified.  The 21-day consultation period has expired.

An objection letter was received outlining the following reasons:

-  The proposed development is well outside the settlement boundary and village in an isolated
location not close to the village shop, school, amenities or public transport;
-  It would set a precedent with all the fields between itself and the village being put forward for
development and we will become a suburb of Attleborough;
-  Great Ellingham has already surpassed the houses allocated under the draft Breckland plan.

 REPRESENTATIONS

1.0  Introduction

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

1.2  This application is a resubmission of a previously refused application of the same description
in July 2016, (reference 3PL/2016/0616/F).  The proposal has not changed but more information
has been submitted to justify the development.

1.3  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. 

1.4  The key issues are the principle of development, design and impact upon the character and

 ASSESSMENT NOTES

RAMBLERS ASSOCIATION:  NORFOLK AREA

ATTLEBOROUGH TC

property.  It would appear that the proposed new development could be accessed entirely from
the layby and there is no need for the access to link to the existing driveway / footpath otherwise
there is the increased potential of conflict with pedestrians.  The Public Rights of Way Officer
would not oppose the development on public rights of way grounds with this amendment
included.

The Planning, Design and Access Statement states, (at p9), that the proposal is to access the
site from the original accesses located on north east and north west boundaries.  The access
road will follow through the site. The plan shows the access road emerging to the west onto
Great Ellingham FP10.  Although there are only three dwellings on the site, they would
nevertheless propose that all access should come from the layby in the north east and thus avoid
conflict with walkers using FP10.

Approved although outside their boundary they support Great Ellingham's views and comments.

ECOLOGICAL AND BIODIVERSITY CONSULTANT -  No Comments Received 
PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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appearance of the area and Listed Building, amenity impact, highway safety, flood risk and
impact upon protected species having regard to the policies identified as well as having regard to
Section 66 of the Town and Country Planning, (Listed Building and Conservation Areas), Act
1990 given the proximity to the adjacent Listed Building.

2.0 Principle of Development

2.1  The application site is located outside of any defined Settlement Boundary.  For this reason
the proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  The Council has not met its five year housing
land supply, therefore, paragraph 49 of the National Planning Policy Framework, (NPPF) is
applicable.  However, this must be balanced against other policy requirements, material
considerations and aims including securing sustainable development, protecting the countryside
and good design. 

3.0 Sustainable Development

3.1  Applications for planning permission are to, therefore, be determined against the
Development Plan, unless material considerations indicate otherwise.  The NPPF states that
there is a presumption in favour of sustainable development.

3.2  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
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.

3.3  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.
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3.4  In terms of the economic and social criteria, the proposal would provide three new dwellings
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 three
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.

3.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services. Great Ellingham is
defined by Policy SS1 as a Local Service Centre Village, which contains adequate services and
facilities to meet day-to-day requirements for their existing residents. 

3.6  The site is located approximately 0.9 miles from the Post Office / Shop within the centre of
Great Ellingham.  The site is also located approximately 2 miles from Attleborough, (the nearest
higher order settlement).

3.7  With regard to public transport, the B1077 is served by the 6A / X6 bus service.  However,
this provides an infrequent service and there are no bus stops within a reasonable distance from
the site.  In these respects the proposed residential scheme would not represent an accessible
form of development and there would be a high reliance on the private car.  The proposal would
thus result in an isolated development, which would offer little support to the maintenance of local
services and facilities and would not accord with the core planning principle in Paragraph 17 of
the NPPF, 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 NPPF in terms of ensuring the need to travel will be minimised and the use of sustainable
transport modes will be maximised.

3.8  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. In addition, the Settlement Boundary for Great Ellingham is not proposed
to be changed; the site is some distance from the Settlement Boundary and would encompass a
significant amount of agricultural land if this was to be included in the Settlement Boundary.

3.9  The proposal would not accord with the social role in achieving sustainable development due
to its access to services. 

4.0 Design and Impact on the Character and Appearance of the Surrounding Area

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 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.
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4.2  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.
Consideration will also be given to the density of buildings in a particular area and the landscape /
townscape effect of any increased density. 

4.3  Policy DC17 states that where a proposed development will affect the character or setting of
a Listed Building, particular regard will need to be given to the protection, preservation and
enhancement of any features of historic or architectural interest.

4.4  The application site lies outside of any defined Settlement Boundary and currently is a field.
The immediate locality is characterised by sporadic development surrounded by open agricultural
fields.  It is also noted that the site is only bounded on one side 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, DC16 and DC17 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 and
would set an unwarranted precedent.

4.5  Paragraph 56 of the NPPF states that the Government attaches great importance to the
design of the built environment and that good design is a key aspect of sustainable development,
is indivisible from good planning and should contribute positively to making places better for
people. Paragraph 58 of the NPPF seeks to ensure that developments respond to local character
and history and reflect the identity of local surroundings and materials and are visually attractive
as a result of good architecture and appropriate landscaping. Paragraph 60 of the NPPF states
that proposals should seek to promote or reinforce local distinctiveness.

4.6  Paragraph 64 of the NPPF 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.

4.7  In terms of design, the proposed materials are stated as:

-  Walls: Redbrick and colour washed render;
-  Roof: Black clay pantiles;
-  Windows: Softwood;
-  Doors: Hardwood;
-  Boundary treatments: native hedges;
-  Vehicle access and hard standing: Shingle.

4.8  The application site is situated adjacent to The Old Queens Head, which is a Grade II Listed
Building.  The Historic Building Consultant advised that the submitted Heritage Impact



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th December 2016

DC131_new2016

Assessment goes some way to argue that the development proposal is acceptable, with
paragraph 5.3.1 suggesting that the scale is domestic and in line with the existing surrounding
developments. Whilst the scale of the development proposal is clearly domestic, the vast majority
of the existing domestic development with the clear exception of that being currently constructed
under 3PL/2016/0166/F is either low two storey, one-and-a-half storey or single storey.  As a
result, the contextual analysis of the HIA is questionable given that the proposal does not reflect
the sporadic domestic developments nearby. 

4.9  Reference is made to 3PL/2016/0166/F, which was approved as an agricultural dwelling and
is tied as such.  That proposal was in accordance with Planning policies.

4.10  The Historic Building Consultant advised that if the principle of the proposal is considered
acceptable, it is suggested that the design of the proposal is revisited to address the issue of
scale.

4.11  It is considered that the design is inappropriate and does not have regard to its context and
surrounding area.  If the proposal complied with the policies for the principle of development, the
design and layout would be looked at more closely, (for example, but not limited to, the scale,
mass, height, reflecting the character of the area, one access point so as not to join the footpath).

4.12  Based upon the above, the proposal fails to satisfy the requirements of Policies DC16,
DC17 and the requirements of the NPPF, (in particular paragraphs 56, 58, 60, 64, 128, and 131-
134).

5.0 Impact on Amenity

5.1  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.

5.2  It is considered due to the proposed siting of the dwellings and separation distances, that the
proposal would not significantly impact on amenity in terms of loss of light, privacy, outlook, or by
being overbearing.  The proposal broadly accords with Policy DC01.

6.0 Impact on Highway Safety

6.1  The Highway Authority's comments remain unaltered from that submitted under
3PL/2016/0616 in that the site is located outside of the main village settlement and, with the lack
of an acceptable walking route between the site and the village, it is considered that the residents
would be principally reliant on travelling by car.  The site is accessed via a lay-by which forms an
acceptable connection onto B1077 Attleborough Road and is considered suitable to cater for the
level of traffic likely to be generated by the proposal. 
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6.2  The proposal includes the provision of an access onto the lay-by which then links into the
private track which runs alongside the Public Right of Way Great Ellingham FP10.  The Highway
Authority notes that the applicant would continue to be associated with the commercial use
established adjacent to Greenpiece and given that the applicant has private vehicular rights to
that property, the Highway Authority are assuming that the applicant also has private vehicular
rights over the public footway to the application site.  This information has not been provided.

6.3  Whilst the Certificate of Ownership B was completed, (detailing two individuals who were
owners of the land edged red the 21 days prior to the submission of the application), these details
did not appear to include the owners of the Listed Building, who appear to use the footpath for
vehicular access as well.  The status of the vehicular rights / ownership over the footpath are not
clear.

6.4  Great Ellingham FP10 runs along the north west boundary of the site and is concurrent with
the driveway to the existing property.  It would appear that the proposed new development could
be accessed entirely from the layby and there is no need for the access to link to the existing
driveway / footpath otherwise there is the increased potential of conflict with pedestrians.  The
Public Rights of Way Officer would not oppose the development on public rights of way grounds
with this amendment included.  This is considered a reasonable and appropriate request given
their comments, together with the comments raised by the Highway Authority, Ramblers
Association and Environmental Protection Team.

6.5  The Ramblers Association concur with this, stating that the Planning, Design and Access
Statement states (at p9) that the proposal is to access the site from the original accesses located
on north east and north west boundaries. The access road will follow through the site. The plan
shows the access road emerging to the west onto Great Ellingham FP10. Although there are only
3 dwellings on the site, they would nevertheless propose that all access should come from the
layby in the north east, and thus avoid conflict with walkers using FP10.

6.6  Furthermore, the Environmental Protection Team advise that if it is proposed that the new
site access will also provide all access to the existing business use at Greenpiece, some means
of protection for the proposed domestic dwellings from the traffic noise would be required.  The
accompanying design and access statement states that 153 vehicles currently use the access
road per week.  It is unclear whether this figure is the total number of movements or whether it is
153 vehicles equating to 306 movements.  Clarification as to whether there are any restrictions on
delivery times for the businesses that will use the proposed access road would be required before
any further recommendations on Environmental Protection grounds could be made.. 

6.7  Given the insufficient information, lack of clarity, together with being located in an
unsustainable location, the proposal does not comply with policies.

7.0 Flood Risk

7.1 The south east boundary of the site is located within Flood Zones 2 and 3a with the remainder
of the site falling within Flood Zone 1.  The layout plan shows this area to be located to the rear of
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a proposed garden. Due to the fact this area is not to be developed, it is considered the
development would not impact significantly upon flooding. 

7.2  The Environment Agency raised no objection to this application.  However, they advised that
the site is located above a Principal Aquifer but they do not consider this proposal to be High
Risk. Therefore, they would not be providing detailed site-specific advice or comments with
regards to land contamination issues for this site.  They detail that, if approved, the developer
should address risks to controlled waters from contamination at the site, following the
requirements of the National Planning Policy Framework and the Environment Agency Guiding
Principles for Land Contamination

7.3  With regard to Sustainable Drainage Systems, (SuDS), the Enviornment Agency advised that
the water environment is potentially vulnerable and there is an increased potential for pollution
from inappropriately located and/or designed infiltration, (SuDS).  The Environment Agency
considers any infiltration, (SuDS), greater than 2.0 m below ground level to be a deep system and
are generally not acceptable.  All infiltration SuDS require a minimum of 1.2 m clearance between
the base of infiltration SuDS and peak seasonal groundwater levels.  All need to meet the criteria
in their Groundwater Protection: Principles and Practice, (GP3), position statements G1 to G13.
No construction can take place on ground affected by contamination.

7.4  The Contaminated Land Officer raised no objection subject to the imposition of a condition
relating to unexpected contamination to alleviate environmental concerns.

8.0 Impact on Protected Species

8.1  Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.
Proposals need to ensure that the ecological network and protected species are not harmed or
detrimentally impacted and mitigation measures are put in place where appropriate. 

8.2  Policy CP11 seeks the protection and enhancement of the landscape for the sake of its
intrinsic beauty and benefit to the rural character.  Development should have particular regard to
maintaining the aesthetic and biodiversity qualities of natural and man-made features within the
landscape, including consideration of individual or groups of natural and man-made features such
as trees, hedges and woodland or rivers, streams or other topographical features.

8.3  A Preliminary Ecological Appraisal, (PEA), was submitted.  At the time of writing the
Ecological comments are awaited and will be feedback at Committee.

9.0 Other Matters

9.1  The site exceeds 0.17 hectares are therefore triggers affordable housing contributions in
accordance with policy DC04 of the Breckland Core Strategy.  However, given the recent
legislative changes that have been made to affordable housing thresholds, the proposal would
not meet those tests and as such, no affordable housing contribution is required in this instance.
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Refusal of Planning Permission RECOMMENDATION

9.2  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 within the applicant's ownership are covered by a TPO and none
are to be felled or damaged as a result of the proposed development.  The Tree Consultant
states operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural Method Statement,
(AMS), supplied by A.T Coombes, dated 9th May 2016. As a result, the proposal complies with
Policy DC12. 

10.0 Conclusion 

10.1  In conclusion, whilst it is acknowledged 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 would have on the character and
appearance of the rural area and landscape as well as its unsustainable location remote from
facilities and services, and its detrimental impact on the character and appearance of the
surrounding rural area and adjacent Listed Building.

10.2  The application is recommended for refusal on the following grounds (on the assumption
that there will not be an ecological objection);

a)  The site is located outside of any defined Settlement Boundary and is remote from services
and facilities within the village with insufficient provision in place to allow pedestrians to access
such facilities, thus resulting on an over reliance on the private car.  The proposal, therefore, fails
to satisfy the social and economic roles of sustainable development contrary to Paragraphs 7 and
55 of the National Planning Policy Framework.

b)  The erection of three residential dwellings on this site would result in an undesirable
consolidation of the existing sporadic 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 Breckland Core Strategy.

c)  The proposal is to construct three detached, two-storey properties.  The design, scale and
mass, is considered inappropriate and does not have regard to its context and surrounding area
and adjacent Listed Building.  As a result, the proposal conflicts with Policy DC16 and the
requirements of the NPPF, (in particular paragraphs 56, 58, 60 and 64).

d)  Insufficient information has been submitted as part of the application in respect of
ownership/vehicular rights of way over Great Ellingham Footpath 10 and it is not considered
appropriate to allow vehicular access onto the footpath for this proposal as it is considered to be
detrimental to highway safety and suitability.  The proposal does not, therefore, accord with
Policies CP04 or DC19 of the Adopted Core Strategy and Development Control Policies
Document (2009).
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 REASON(S) FOR REFUSAL

9902
9900
9904
9906
2002

2009

Non-std reason for refusal
Non-std reason for refusal
Non-std reason for refusal
Non-std reason for refusal
Application Refused Following Discussion - No
Way Forward
Criterion E - Planning Apps Where Refused
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10

SHIPDHAM
1 Mews Court
Larwood Way

Mr A Ferrari & Ms Williamson
1 Mews Court Larwood Way

David A Cutting Building Surveyors Ltd
70 Market Street Shipdham

Erection of two storey side extension

Householder

3PL/2016/1282/HOU

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Design and appearance
Impact on neighbour amenity

 KEY ISSUES

This application proposes a two storey side extension to an existing dwelling.  The dimensions of
the extension are 3m in width, 8.65m in depth and 7.5m in height, (4.9m to eaves) and would
provide additional living accommodation.  The palette of materials would match the existing
dwelling.

1 Mews Court is a two storey detached residential dwelling situated within a residential cul-de-sac
within the Shipdham Settlement Boundary and is bordered by residential dwellings to the east,
west and north and highway to the south.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2016/0482/HOU - Erection of two storey side extension  Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CASE OFFICER: Sandra Bunning

No
 EIA REQUIRED

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

 REASON FOR COMMITTEE CONSIDERATION
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12 neighbours consulted; no responses received.

Letter of support received from the Shipdham Ward Representative, Councillor Lynda Turner,
states:  There is no local objection; this is an old style development, where special measurements
will differ from current planning recommendations, hence the neighbours consent sought and
given.  This family wishes to stay in the village, where they are part of the community, and with
children at the local school.

 REPRESENTATIONS

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

2.0 Policy

2.1  The key issues of consideration are the design and appearance of the extension and locality,
as well as the impact on amenity of the adjoining neighbours, having regard to Policies DC01 and
DC16 of the Core Strategy and Development Control Policies Development Plan Document.

2.2  The application involves a two storey side extension to a residential dwelling.  Core Strategy
Policy DC01 supports proposals for extensions to existing residential development subject to
design, scale and materials appropriate to the existing dwelling and locality.  Development will not
be permitted where there are unacceptable effects on the amenities of the area or the residential
amenity of neighbouring occupants.

3.0 Amenity

3.1  Policy DC01 seeks to protect residential amenity and that all new development must have

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.16
DC.19
NPPG
NPPF

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

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

SHIPDHAM P C -  No Comments Received 

Not applicable

 CIL / OBLIGATIONS
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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.
Regard will be had to overlooking and/or privacy loss, as well as dominance or overshadowing.

3.2  In terms of neighbour amenity, it is considered due to the minimal degree of separation
between the site and the neighbouring single storey dwelling to the west in particular, (3 Larwood
Way) and the restricted plot size at the neighbouring property, the position and design of the
proposed extension would result in an overshadowing and dominant form of development,
particularly given the limited depth of the neighbour's garden, being 7.9m in depth and the tight
restricted plots which form the character of the area.  Considering these factors, the proposal is
contrary to Policy DC01 of the Core Strategy. 

4.0 Design and Appearance

4.1  Policy DC16 and Paragraph 17 of the NPPF seeks to ensure the highest standards of design
are achieved in all new development, as well as a good standard of amenity for all existing and
future occupants of land and buildings.

4.2  Whilst design details, finishing materials and fenestration pattern are not out of keeping with
the host building, the scale, form, siting and profile of the development would be overly prominent
in view from public or private vantage points and in doing so will result in an adverse character
outcome having regard to its immediate built form context.

4.3  Based on the above, the proposal fails to satisfy the requirements of Policy DC16 and the
requirements of the NPPF.

5.0  Highways

5.1  There are no objections in highway terms and satisfactory parking provision is retained,
having regard to Policy DC19 of the Breckland Core Strategy and Development Control Policies
Development Plan Document.

6.0  Conclusion

6.1  It is considered that the proposed development due to its overbearing impact on the
immediate neighbouring property, the proposal is contrary to Policies DC01 and DC16 of the
Breckland Core Strategy and Development Control Policies Development Plan Document and the
NPPF.  Whilst it is acknowledged that no neighbour objections were received to the proposed
scheme, this doesn't reduce or diminish the importance of protecting the amenities of the
adjacent neighbours.

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

7.0 Reasons for Refusal:
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

7.1  In the opinion of the Local Planning Authority, the erection of a two storey side extension to
the dwelling as proposed, due to the restricted plot size and depth of the adjacent neighbouring
property, (3 Larwood Way), would result in a cramped and unsatisfactory form of development
and therefore would result in overdevelopment of the site.  The proposed first floor element of the
extension is considered to be overbearing and bulky, resulting in the residents of the adjoining
property suffering an unacceptable degree of over dominance as a result of the extension,
consequently affecting the amenities that are currently enjoyed by the occupants of the adjoining
property, contrary to Policies DC01 and DC16 of the Breckland Core Strategy.

9900 Unacceptable degree of virtue of over
dominance
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