
ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0486/H CCASE OFFICER Chris Hobson

LOCATION: ATTLEBOROUGH AAPPNTYPE: Hybrid
Development Plot PPOLICY:
Warrens Lane AALLOCATION: N

CONS AREA: N

APPLICANT: Righetti
c/o Parker Planning Services Ltd

LB GRADE: N

AGENT: Parker Planning Services Ltd
Dragonfly House St. James Place

TPO: N

PROPOSAL: Change of use from agricultural to burial site and outline for 8 dwellings

REASON FOR COMMITEE CONSIDERAT

This application is before committee as it represents a departure from the development plan.

KEY ISSUES

Principle of Development and Deliverability
Impact on the landscape character and appearance of the area
Access & Highway Safety Implications
Amenity implications
Landscaping & Ecology
Drainage & flood risk
Heritage and archaeological implications
Other material considerations

DESCRIPTION OF DEVELOPMENT

This application is a hybrid planning application comprising two parts; with part 1 seeking outline planning
permission for residential development and part 2 seeking full permission for the provision of a burial site and
car park.

Outline planning permission is sought for residential development on the southern part of the application site
extending to approximately 1.45 Hectares.  The application originally proposed 15 dwellings but has been
amended during the application and now proposes eight dwellings.  Permission is sought for access with all
other matters comprising appearance, landscaping, layout and scale being reserved for consideration at a
later date.  The proposed dwellings would also be accessed along Warrens Lane. An indicative plan has
been submitted showing the dwellings laid out in a linear pattern running east to west along the southern
boundary of the site.  The indicative details show a mix of 3, 4 and 5 bedroom dwellings comprising six
detached and two semi-detached dwellings, including three self build plots.  An area of public open space is
indicated between the dwellings and burial site.
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Full planning permission is sought for the use of 2.22 hectares of land for a burial site and creation of a car
park on the northern part of the site.  The proposed car park would provide 16 no. parking spaces including
two disabled spaces.  It is indicated that the burial site could accommodate approximately 4000 burial plots
providing burial site life of 114 years based on current need.  It is proposed to access the burial site off
Warrens Lane and undertake works to widen the highway and provide a footpath along the southern side.

SITE AND LOCATION

The application site comprises a rectangular field extending to approximately 3.67 Hectares of Warrens
Lane, Attleborough.  The site is located to the south east of the Ellingham Road, (B1077), to the north of the
town of Attleborough.  The site is located outside of but abutting the settlement boundary of Attleborough  to
the southeast.  Open agricultural fields border the site to the south, east and west and Baconsthorpe Farm
and two storey dwellings are located to the north of the site.  Attleborough Lodge a grade II listed Building set
in large mature landscaped gardens is located to the northeast of the site.  The site is largely open with
mature trees and hedgerows limited to the field boundaries to the south east and west, and a small barn is
located towards the southeast corner of the site.  The site slopes downwards from north to south.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate
Policy SS1 Spatial Strategy
Policy CP1 Housing
Policy CP4 Infrastructure
Policy CP5 Developer Obligations
Policy CP6 Green Infrastructure
Policy CP10 Natural Environment
Policy CP11 Protection and Enhancement of the Landscape
Policy CP13 Accessibility
Policy CP14 Sustainable Rural Development
Policy DC01 Protection of Amenity
Policy DC02 Principles of New Housing
Policy DC04 Affordable Housing Provision
Policy DC11 Open Space
Policy DC12 Trees and Landscape
Policy DC13 Flood Risk
Policy DC16 Design
Policy DC17 Historic Environment
Policy DC18 Community facilities, recreation and leisure
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Policy DC19 Parking Provision

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

National Planning Practice Guidance (NPPG)

Attleborough Neighbourhood Plan

OBLIGATIONS/CIL

No obligations required given scale, nature and location of development and implications of the CIL
Regulations.

CONSULTATIONS

ATTLEBOROUGH TC
Support proposals.
ENVIRONMENT AGENCY
No objections.

Flood Risk / Surface Water Drainage: Consult LLFA.

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

Infiltration Sustainable Drainage Systems, (SuDS): The water environment is potentially vulnerable and there
is an increased potential for pollution from inappropriately located and / or designed infiltration, (SuDS).  We
consider 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 our Groundwater
Protection: Principles and Practice, (GP3), position statements G1 to G13.

Groundwater Protection: Cemeteries Operators of cemeteries should take appropriate measures to manage
their sites to ensure they do not cause an unacceptable risk to groundwater quality.  These measures are set
out in our comments below.  The Local Planning Authority should consider whether they wish to secure
specific measures through appropriate planning conditions.
HISTORIC ENVIRONMENT SERVICE
No objections. Based on the results of these surveys the proposed development will not have any significant
impact on the historic environment and we do not wish to make any recommendations for conditions for any
archaeological work.
NORFOLK COUNTY COUNCIL HIGHWAYS
Recommend application is refused for the following reasons:

- The proposed development does not adequately provide off-site facilities for pedestrians / people with
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disabilities, (those confined to a wheelchair or others with mobility difficulties), to link with existing provision
and / or local services.
-  The unclassified road serving the site is considered to be inadequate to serve the development proposed,
by reason of its restricted width / lack of passing provision / substandard construction / restricted visibility at
adjacent road junctions. The proposal, if permitted, would be likely to give rise to conditions detrimental to
highway safety.
-  Inadequate visibility splays are provided at the junction of the access with the County highway and this
would cause danger and inconvenience to users of the adjoining public highway.

Case Officers Note: The scheme has subsequently been amended and updated comments from the
Highways Authority are awaited and will be reported to Planning Committee.  The traffic, highway safety and
access implications are discussed in detail elsewhere in this report.
FFLOOD & WATER MANAGEMENT TEAM
Officers have screened this application and it falls below our current threshold for providing detailed
comment.  This is because the proposal is for less than 250 dwellings or 5ha in size and is not within a
surface water flow path as defined by Environment Agency mapping.  The LPA should satisfy itself that the
applicant has demonstrated compliance with The National Planning Policy Framework, (NPPF), paragraph
103 by ensuring that the proposal would not increase flood risk elsewhere.  Written Ministerial Statement
HCWS 161 by ensuring that Sustainable Drainage Systems for the management of run-off are put in place.
The applicant should also demonstrate how the proposal accords with national standards and relevant
guidance.  Refer to standing advice.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Further bat surveys are required prior to the determination of the application to provide information to fully
address material considerations in respect of protected species.  Mitigation and compensation measures are
detailed below for inclusion into landscape plans for submission and / or to be included as planning
conditions for any later permission.

Case Officer note: The scheme has been amended and would now not require the removal of the existing
building / barn at the site and therefore existing habitats on site would be retained.
ENVIRONMENTAL HEALTH OFFICERS
No objections, although concerns raised regarding the impact of noise during operation of burial site.
Therefore recommend condition requiring submission and approval of a noise impact assessment prior to the
commencement of development.
CONTAMINATED LAND OFFICER
Further information and site investigation requested regarding the potential impact on ground gas, existing
buildings on site.
NATURAL ENGLAND
No comments to make on the application.
P A BOND
Norfolk Fire and Rescue Service will require a hydrant to be installed on no less than a 90mm main.  No
objections subject to condition securing a hydrant on site.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
ANGLIAN WATER SERVICE No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received
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REPRESENTATIONS

The application has been publicised by way of a press notice, notice erected at the application site and
letters sent to neighbouring properties.  The Council has received five representations raising objections to
the proposed development for the following reasons:

- Warrens Lane is not of sufficient width, of poor construction, has only 1 street light, has no   footpath or
pavement and drainage and could not accommodate development.
- Access on to Ellingham Road from Warrens Lane is dangerous with restricted visibility and vehicles
travelling at in excess of the speed limit, and history of previous road traffic incidents along Ellingham Road.
- Increase in vehicular traffic along Warrens Lane and conflict with pedestrians and other vehicles will be
detrimental to highway safety.
- Change in character of Warrens Lane if improved.
- Other more appropriate access points.
- Attleborough has an adequate supply of housing land.
- Incongruous intrusion into the open landscape and result in the urbanisation of the countryside.
- The proposed housing would compromise future use and growth of cemetery.
- Inadequate utilities and services in the area.
- Harm caused to neighbours from noise and disturbance during construction.
- The site comprises good quality agricultural land.
- The site is not allocated for development or in the neighbourhood plan.
- Proposals would lead to further residential development.
- Increased vandalism.

The Council has received one representation in support of the proposals.

ASSESSMENT NOTES

1.0 This application is referred to Committee as the proposal includes residential development and outside
the settlement boundary.

2.0 Principle of development

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

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

2.3  Planning law requires that planning applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  It is necessary to considered therefore whether in
this case any such material considerations, including the National Planning Policy Framework, would justify a
departure from policy.

2.4  The proposals for the burial site would use the majority of the site and given the open character and
nature of the proposed use and the advantage of sites being located within and around the main towns and
settlements in the District, it is considered that the proposed site is located in a suitable and accessible
location to Attleborough.  The applicant states that the intended operator of the burial site is Attleborough
Town Council which has identified a need for burial sites in the town sufficient to address demand for
approximately 100 years or respective burial space of approximately 10 hectares.  The proposals would seek
to address this local need, and from the supporting information submitted it is understood that the Town
Council has encountered difficulties in identifying a suitable, deliverable and available burial site with those at
Kingswood Road, Stockingford, Stanley Road, Abbey Green and Marston Lane, Bedworth not being taken
forward due to not being suitable. Having regard to the above, it is considered that the principle of the
proposed burial use would be acceptable.

2.5  With regards to the proposed residential development, paragraphs 47 and 49 of the National Planning
Policy Framework, (NPPF), clearly state that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 4.73 years), the relevant local policies for the supply of
housing as referred to above should not be considered up-to-date and that housing applications should be
considered in the context of the presumption in favour of sustainable development.  Furthermore, it is noted
that recent case law has identified that those development plan policies that would in effect restrict the supply
of housing including those identified above can only be given limited weight.

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

2.7  Attleborough is identified in the Core Strategy as having potential for substantial growth, harnessing
economic expansion along the A11 corridor between Cambridge, Thetford and Norwich and providing the
necessary balance of housing to support the enhancement of the Snetterton Heath employment site.  It has
had the most active commercial market outside Thetford and Dereham in recent years and it also has access
to main line rail connections.  It has a range of services commensurate with its position as a lower order
centre and is able to serve the day to day needs of local residents.  As a result the town is allocated to
provide in the region of 4,500 new homes over the plan period.  The proposals include provision of a footpath
along Warrens Lane to link the site to existing footpath provision along Ellingham Road with Attleborough
Town Centre approximately half a mile to the south along Queens Road.  In these terms, the application site
is considered to be a sustainable location for some new residential development.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th February 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



2.8  Although outside the defined settlement boundary, the proposed residential development would adjoin
the settlement boundary which runs along Warrens Lane to the southeast of the site.  The dwellings would be
adjacent to inter and post-war residential dwellings to the south and east.  The proposal would therefore be
closely related to the built form of the town that extends out northwards past the A11 and would not result in
an isolated development in the countryside.  The residential use would also be compatible with the
residential uses to the south east and as a result of being set down from the Ellingham Road, (B1077), when
viewed from the north and northeast the proposed dwellings would be seen within the backdrop of the built
form and settlement of Attleborough and the A11 beyond.  The proposed residential development would
therefore form a short and slender continuation of the built form along Warrens Lane and would not conflict
with local policies which seek to avoid intrusive development in rural landscapes.

2.9  It is noted that the new households would provide economic support for existing shops and facilities and
contribute to the vitality of the local community and a range of transport options would be available to them.
The construction of the development would have some short-term economic benefits.  The development
would thus be consistent with the NPPF principles that housing should be located where it will maintain or
enhance the vitality of existing communities, minimise the need to travel and support economic growth.

2.10  The provision of eight dwellings would provide a modest contribution towards the provision of housing
land in the District, which weighs in favour of the proposal.  In terms of availability and delivery, Paragraph 47
of the NPPF requires new sites for housing development to be deliverable, which is defined as being
available now, suitable in terms of location and be achievable in respect of housing being developed on the
site within the next five years.  Whilst the application for the residential part of the development is submitted
in outline, the applicant own the site and there is nothing to suggest that there are any technical constraints
which would prevent the development coming forward in the short term.  In order to encourage the early
delivery of the proposed housing, a two year time limit for the submission of reserved matters is
recommended, with a further year to start work.

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

3.0 Character and impact on surrounding area and landscape

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

3.2  The site sits on in open undulating land on the northern edge of the town of Attleborough with the A11
carriageway to the south and open countryside and sporadic farmsteads to the north and east.  The Council's
Landscape Character Assessment Settlement, (2007), indicates that the site is within River Thet Tributary
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Farmland Character Area, (B3), where  important development considerations include; the need to ensure
new developments reflect the existing material and stylistic vernacular within settlements, the preservation of
separate settlements, closely monitor settlement edges and resisting an urbanising influence on the rural
landscape and conserving small scale rural road patterns.

3.3  The majority of the site would remain open in character being used solely as a burial site with no
associated  buildings and an open parking area located adjacent to existing mature vegetation.  However,
the proposed residential development of eight dwellings would extend the built up area of the town eastwards
along Warrens Lane and the appearance of the southern part of the site would clearly change from open
agricultural land to a small residential street.  The open aspect of a small number of neighbouring dwellings
to the east and footpath immediately to the south would be partially eroded.  However, this effect would be
localised and could be mitigated to an extent by infill tree planting along the southern and eastern boundaries
to be secured by condition and inclusion in reserved matters applications.

3.4  With regards to the wider landscape impact the proposed development would be visible from Ellingham
Road to the north, but being set down from the road would not appear overly prominent and would be seen
adjacent to the existing residential properties to the east and within the back drop of the dominant A11
carriageway and the main built form of the town of Attleborough beyond to the south.  The scheme would
abut existing post-war residential development and be seen as a short extension of the existing linear form
along Warrens Lane.  Consequently, the proposal would not appear as a significant intrusion into the wider
open countryside.

3.5  With respect to scale, whilst this matter is reserved for a later date, it is noted that there are a mixture of
dwelling heights, forms and styles in the wider locality and the indicative proposals of two storey in height
would continue the prevalent scale and height and would not appear out of place within the surrounding area.

3.6  The overall density proposed would not be high and the amended indicative layout proposed is
considered to be well-conceived with a clearly defined  street continuing the existing line of dwellings along
Warrens Lane and punctuated at its end.  The appropriate landscaping of the area of open space and the
southern boundary of the site to be determined  within reserved matters applications would ensure the
proposals would ameliorate into the open landscape of the burial site and countryside to the north and not
compromise or detract from the existing public right of way to the south.

3.7  It is considered therefore, that the proposal would not give rise to significant harm to the character and
openness of the surrounding landscape and the open countryside.  Therefore, the application proposal would
not conflict therefore with Core Strategy Policies CP11, DC02 or DC16, nor with the guidance in paragraphs
58 and 109 of the NPPF.

4.0 Highway Safety and Traffic Implications

4.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of movement
should be supported by a Transport Statement or Transport Assessment.  Planning decisions should take
account of whether:
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-  the opportunities for sustainable transport modes have been taken up
   depending on the nature and location of the site, to reduce the need
   for major transport infrastructure;
-  safe and suitable access to the site can be achieved for all people;
   and
-  improvements can be undertaken within the transport network that cost
   effectively limit the significant impacts of the development.
-  Development should only be prevented or refused on transport grounds
   where the residual cumulative impacts of development are severe.

4.2  The proposed development would provide access for eight additional dwellings and a burial site off
Warrens Lane then via the Ellingham Road, (B1077), to the east.  With regards to traffic generation, given
the number of dwellings proposed and the provision of a burial site, the proposals will inevitably result in
additional vehicular traffic on the immediate surrounding highway network.  The concerns raised by
surrounding residents with respect to existing infrastructure, the access from Warrens Lane on to Ellingham
Road and the implications of additional traffic on the network are noted.

4.3  With regards to the proposed residential development each of the eight dwellings would have access to
adequate on site parking provision, and it is not envisaged that the number of dwellings proposed would give
rise to sufficient traffic movements to compromise the surrounding highway network.  With regards to the
proposed burial site, it is noted that the proposals do not include the provision of a chapel or associated
buildings and the site would solely be use for the burial ceremony itself with only one burial ceremony would
take place at a time.  In addition, given the nature of the associated traffic speeds, the irregular periods of
use it is not considered that the proposals together would give rise to severe cumulative impacts on the
surrounding highway network.

4.4  Following objections raised by the Highways Authority amendments have been made to the proposed
scheme including the reduction from 15 to 8 dwellings and movement of  burial site access and car park to
the eastern part of the site.  It is also proposed to carry out off-site highway improvement works including, to
provide for widened access road along Warrens Lane, provision of a footpath along the southside of Warrens
Lane, provision of improved 2.4 metre by 59 metre visibility splays at the access on to Ellingham Road.
These improvements could be adequately secured by way of condition requiring the submission and
approval of a scheme for off-site highway works and  their undertaking in accordance with an agreement with
the Highways Authority under Section 278 of the Highways Act.

4.5  Whilst updated comments are awaited from the Highways Authority, having regard to the evidence within
the submission and following the reduction in scale of the proposals and subject to securing the above off-
site highway improvement works, it is considered that the proposed access arrangements would be
acceptable and the provision of the burial site and eight dwellings would not result in severe adverse impacts
on the surrounding highway network.  Therefore, the application is considered to accord with paragraph 32 of
the NPPF.

5.0 Amenity considerations
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5.1  The application site sits on the edge of Attleborough adjacent to two storey residential properties at
Warrens Lane to the southeast.  The proposals would alter the open outlook from the front of these
neighbouring properties.  However, from the indicative plan the proposed dwellings would retain adequate
separation distances to the front of those properties and as a result would not have an overbearing effect or
cause undue overlooking or overshadowing.  The provision of landscaping and planting along the site
boundaries together with appropriate fencing would ensure sufficient privacy screens would be provided.

5.2  Given the density, height and separation of the dwellings proposed it is considered that the proposals
would provide for an acceptable form of residential environment and it is noted that each of the dwellings
would provide adequate amount of private amenity space and levels of outlook and daylight for each dwelling
and its future occupants.

5.3  Additional traffic movements resulting from the burial site and 8 additional dwellings would result in some
additional noise and disturbance to existing residents on Warrens Lane.  However, given the likely volume,
speed and distribution of such traffic, it is not considered that such disturbance would cause significant
overriding harm to the amenity of nearby residents.

5.4  The Council's Environmental Health Officer has raised no objections to the proposed development
subject to conditions securing the submission and approval of a noise assessment concerning the operation
of the burial site.  Given the access to the site and proximity to existing dwellings a condition requiring the
submission and approval of a construction method statement has also been recommended.

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

6.0 Flood risk and drainage

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

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

6.2  The application site falls within Flood Zone 1 and is considered to be at low risk of flooding from various
sources including that from rivers, surface water, tidal, groundwater, reservoir and canal sources.  It is also
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noted that the Strategic Flood Risk Assessment does not record any incidents of historical flooding at the
site.

6.3  With regards to managing surface water flows it is noted that the addition of hard surfaces will impact on
surface water flows.  In order to manage and dispose surface water the preliminary drainage strategy
submitted identifies that infiltration is potentially viable, but should this not be feasible it proposes the
provision attenuation pond to provide storage, with flow control device to restrict to a maximum discharge
rate from the site of 5 l/s into nearby ditch to the south, which would be below the greenfield run off rate of
6.1 l/s for a 1 in 100 year flood event.  The indicative layout would provide sufficient on space on site for such
an attenuation basin.  In order to secure the provision of an acceptable surface water drainage scheme
including details securing its ongoing management a condition has been recommended securing the
submission and approval of a detailed surface water drainage scheme prior to the commencement of
development.  It is also noted that the Environment Agency raises no objection to the application and that the
proposed drainage strategy would not impact on potential groundwater sources and aquifers below the site.

6.4  It is proposed that foul drainage would be via the existing mains system along Warrens Lane. Whilst
comments are awaited from Anglian Water on the application it is noted that the proposals have been subject
to a pre-planning assessment by Anglian Water who have confirmed that the proposed development an be
accommodated in the local foul water network.  Given the number of dwellings proposed it is not considered
that the proposals would have a significant adverse impact on the capacity of the surrounding foul sewerage
network.  In order to ensure that an appropriate foul drainage provision is secured a condition has been
recommended requiring the submission and approval of a foul water drainage scheme.

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

7.0 Ecology and Arboricultural Implications

7.1  Both Core Strategy Policy CP10 and the NPPF require that development should contribute to a net gain
in biodiversity with an emphasis on improving ecological networks and linkages where possible.
Furthermore, in order to accord with Section 40 of the 2006 Natural Environment & Rural Communities,
(NERC), Act, paragraph 118 of the 2012 National Planning Policy Framework, (NPPF) and policies CP06,
CP08, CP10 and CP11 and of the 2012 Breckland Adopted Core Strategy & Development Control Policies
Development Plan, all of which promote the conservation and enhancement of biodiversity through
sustainable development.  The applicant must do more to ensure that the scheme constitutes sustainable
development and that the existing natural features are conserved in a way that guarantees their long-terms
viability.

7.2  With regards to implications on protected sites there are no statutorily designated sites within 2kms of
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the site.  Attleborough Wood County Wildlife Site is located approximately 1km from the site however given
the distance it is not considered that the proposed development would result in any significant adverse
impact on this designated site.  Both Natural England and the Council's Ecologist has reviewed the submitted
information and proposal and has raised no objections and therefore it is considered that there would be no
significant adverse impacts on statutory and non-statutory designated sites.

7.3  The application site comprises open grassland with mature hedgerow and tree coverage to the
perimeters of the site.  The submitted report concludes that there is low or negligible potential for the
occurrence of bats and great crested newts on site and a high potential for nesting birds with the scrub,
hedgerows and trees providing suitable breeding, foraging and nesting habitats.  The existing small building
on site has been identified as having low potential for accommodating bats and the Council's Ecologist has
recommended that further surveys be undertaken to determine their presence or absence.  However,
following amendments to the scheme it is noted that the proposals would no longer require the removal of the
building.  It is also noted that the proposals would retain the majority of the hedgerows and trees on site and
involve the provision of open burial site which would allow for the provision of any necessary on site habitat
mitigation and enhancement.  In order to ensure appropriate mitigation and enhancement are secured and
line with the recommendations of the Ecologist and submitted ecology report conditions have been
recommended requiring the submission and approval of a scheme of landscape and biodiversity mitigation
and enhancement measures and the undertaking of best practice precautionary measures during
construction.

7.4  The proposed development has been designed to retain the majority of  existing hedgerows and trees
along the boundaries of the site.  It is noted from the arboricultural report that there are a number of trees of
moderate value along the southern boundary within vicinity of the indicative dwellings.  However, from the
indicative layout plan and details it is considered that a development of eight dwellings could be provided
whist retaining these trees.  In order to ensure that the detailed layout incorporates these trees and
appropriate protections measures a condition has been recommended requiring the submission of an
amended Arboricultural Impact Assessment and Tree Protection Plan within the reserved matters
applications.

7.5  In conclusion, it is considered that there are no overriding constraints to the development of the site in
terms of ecology and nature conservation interests and that subject to conditions the proposed development
would accord with the objectives of the NPPF and Core Strategy Policy CP10.

8.0 Impact on heritage and archaeological assets

8.1  The proposed residential development would be sited in excess of 200 metres from the nearest listed
building at Attleborough Lodge located to the northwest of the site.  Given the distance and that the proposed
residential development would be well screened from this heritage asset by the intervening landscaping and
vegetation, it is considered that the proposed development would not result in any harm to the character,
appearance and significance of this heritage asset.  The retention of the open character and appearance of
the burial site is not considered to result in any significant harm to the character and appearance of the listed
building.  Therefore, the proposals are considered to be in accordance with the NPPF and the tests set out in
the Planning Listed Building and Conservation Areas Act 1990.
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8.2  With regards to archaeological interests, the Historic Environment Service note that the submitted
archaeological assessment and geophysical survey did not identify any significant features of archaeological
interests and have therefore raised no objections to the proposed development.

9.0 Other material considerations

Land contamination

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

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

9.3  The site comprise an open field that has historically been used for agricultural purposes.  The application
has been supported by a desk based land contamination assessment which recommends further site
investigations be undertaken.  The Council's Contaminated Land Officer has also requested further
investigation of potential contamination be submitted.  In accordance with the advice of the Environment
Agency a hydrogeological risk assessment has been undertaken which concludes that there is low risk to
groundwater, (and surface water), from the proposed burial site.  It is also noted that the Environment
Agency do not consider the presence of a principal aquifer under the site to be of high risk.

9.4  Given characteristics of the site and its historic land use, it is considered that the site could
accommodate the development and that sources of contamination can be adequately identified and
addressed by the imposition of a condition requiring the submission of full land contamination assessment
and approval of a scheme of remediation works should any unexpected contamination be found.  Therefore,
subject to appropriately worded conditions it is considered that the proposed site would be suitable for the
proposed residential development and burial site and the guidance contained within the NPPF would be met.

10.0 Conclusion

10.1  It is acknowledged that there is not a five year supply of sites within Breckland District.  The National
Planning Policy Framework, (NPPF), is clear and explicit that in such circumstances Local Planning
Authorities should consider favourably sustainable development that would address that deficit.  The lack of a
five year supply and the requirements of the NPPF have therefore been given significant weight in the
consideration of this application.
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10.2 The benefits of the development can be summarised as follows:

-  provision of eight dwellings that will contribute towards  the Council's five-year housing land supply.
- Initial job creation during construction phase and additional employment opportunities generated  in the
supply chain.
-  Increased expenditure within the local economy from the new households and  increase in Council Tax
receipts.
- The provision of a burial site in an accessible location to address a local need in the surrounding area.

10.3  The site is considered to be located in a sustainable location, accessible to facilities and local services
within the town of Attleborough which is allocated or significant growth within the adopted Core Strategy.
There will be an inevitable change to the open character and appearance of the southern part the site.
However, the site is not within an area of recognised landscape quality and the adverse impact is localised
and as such the proposals would not intrude to a significant extent into open countryside.  Whilst there would
be additional degree of noise an disturbance caused to those residents along Warrens Lane the nature and
scale of the proposed uses are not considered to give rise to unacceptable impacts on the amenity of
surrounding residents. Whilst concerns have been raised regarding the capacity of local highway
infrastructure and drainage impacts, subject to conditions securing highway improvements and the
implementation and on-going management of the foul and surface water drainage schemes, the proposed
development would not give rise to a severe adverse impact on the function of the surrounding highway
network, or increase risk of flooding elsewhere.

10.5  For the reasons summarised above, it is concluded that the site is in a sustainable and appropriate
location for housing development and burial site and that any identified harm would not significantly and
demonstrably outweigh the benefits of the scheme, taking into account the development plan and the policies
of the NPPF as a whole, and there are no material considerations of sufficient weight to justify refusing
planning permission.

11.0 RECOMMENDATION

11.1  The application is therefore recommended for approval, subject to receiving comments from the
Highways Authority, and subject to conditions and a Section 278 Agreement to secure the necessary  off-site
highway works.

RECOMMENDATION Planning Permission

CONDITIONS

3005 Outline for resdiential development - Time Limit (2 years)
3058 Reserved matters Condition
3050 Reserved Matters to closely follow Outline
3007 Full Permission for burial site - Time Limit (3 years)
3047 Full permission in accordance with submitted plans
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33920 Surface water drainage scheme inc management
3920 Foul water drainage scheme within
3920 CEMP- include ecological mitigation, protection measures
3920 REM to include Arboricultural Method Statement and TPP
3412 Trees/hedges to be retained
3920 Slab levels
3920 Construction Management Plan prior to commencement
3920 SHC01 - Detailed plans of roads, footways, cycleways,
3920 Surfacing
3920 SHC19 - Visibility splays
3920 SHC 39 - Scheme for Off site highways works
3920 Scheme to provide fire hydrants
3920 No vegetation clearance in bird nesting season
2001 Application Approved Following Revisions
3972 NOTE:  Bats and Owls
3960 NOTE:  E.A notes attached
3994 Note Highways comments
3996 Note - Discharge of Conditions
4000 Variation of approved plans
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged
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