
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1267/O CASE OFFICER Donna Smith

LOCATION: CASTON APPNTYPE: Outline
Land adjacent to Caston Primary School POLICY: Out Settlemnt Bndry
The Street  Caston ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Philip Hall
C/O Agent

LB GRADE: N

AGENT: Lanpro
Unit 2 Parkside Office Village
Knowledge Gateway

TPO: N

PROPOSAL: Erection of five dwellings and car park for Caston Primary School

REASON FOR COMMITTEE CONSIDERATION

The site is located on the perimeter of the defined settlement boundary for Caston. Therefore the proposal
conflicts with policies CP14 and DC02 of the adopted Core Strategy and Development Management Policies
Development Plan Document (2009).

KEY ISSUES

Principle of sustainable development
Impact on character and appearance of the area
Residential amenity

DESCRIPTION OF DEVELOPMENT

The applicant seeks outline planning permission for the erection of five two bedroom dwellings and car park
for Caston Primary School on a site area of 0.34ha. The car park will serve as a separate element of the
scheme for the adjacent primary school. A Unilateral Undertaking has been provided from the applicant to
ensure the delivery of the car park.

SITE AND LOCATION

The site is located just outside the rural settlement of Caston approximately 11km north west of Attleborough,
extending to 0.3ha with Caston Primary School located to the north. The site is an area of open grassland
and currently benefits from a perimeter of trees and vegetation.

Surrounding uses to the south are prodomiently residential, with some amenity facilities including Caston
Village Hall located within the village.
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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

CP.01 Housing
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
The site lies adjacent to the settlement boundary of a village with limited facilities. It is therefore considered
that any residents will have a high reliance on travelling by car to access services and amenities required on
an everyday basis. The applicants have provided a drawing ,201 Rev B, which indicates that an acceptable
level of visibility can be achieved from the proposed site access onto The Street. Whilst the details are
indicative, the proposal also includes additional staff parking for the adjacent primary school which will
reduce the number of vehicles which currently park in the highway on a,regular, basis. The proposed turning
head at the end of the private road is inadequate and will need to be increased to a size 3 If your Authority is
minded to grant approval the following will need to form part of the reserved matters submission i)Visibility
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splays. ii)Access arrangements. iii) Parking provision in accordance with adopted standard. iv)Turning area.
TREE AND COUNTRYSIDE CONSULTANT
There are issues with shading on the southern aspect of the site which is likely to create future pressure for
tree removal. Many of the trees causing the shade are outside the site boundary and have some growth
potential (south west corner). At the time of my visit (2pm 25/10/17) the majority of the southern half of the
site was in full shade. The removal of the Oaks to allow access onto the parking area is unfortunate although
the trees are young and could be replaced within a relatively short period of time, the loss could be mitigated
with new planting.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Provided comments and recommended appropriate conditions.
ENVIRONMENT AGENCY
We consider that Outline planning permission could be granted to the proposed development subject to
conditions.
CONTAMINATED LAND OFFICER
I recommend approval providing the development proceeds in line with the application details and subject to
the conditions to alleviate environmental concerns.

REPRESENTATIONS

The application received 10 letters of objection for the following reasons:

Amenity issues regarding overlooking and privacy
Overdevelopment
Flood risk issues
Issues over access and egress
Too much housing proposed
Out of keeping with the rural landscape
Soakaway issues
Issues surrounding highway safety
Outside the defined settlement boundary

Four letters of support have been received which include the following reasons:

Welcome infrastructure of the carpark
No amenity issues
Helps pedestrian safety.

ASSESSMENT NOTES

1.0 Principle of Sustainable Development

1.1 The purpose of the planning system is to help achieve sustainable development. The policies in
paragraphs 18 to 219 constitute the Government's view of what sustainable development in England means
in practice.
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1.2 Policy CP14 highlights the local service centre villages identified in policy SS1 will be the focus for
service provision and enhancement of the rural areas and will accommodate the scales of development set
out in the distribution policies. Furthermore, it sets out that settlement boundaries are in place in order to
focus new development to sustainable locations where there are key local services. Policy DC2 reiterates the
purpose of the settlement boundary, stating that within the settlement boundaries new housing development
will be permitted.

1.3 The site is located on the perimeter of the Caston Settlement Boundary. For this reason the proposal
conflicts in principle with policies SS1, DC02 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document (2009), which seeks to focus new housing within defined settlement
boundaries. However, as the Council cannot currently demonstrate a 5 year housing land supply, therefore in
accordance with paragraph 49 of the NPPF, these policies cannot be considered up to date insofar as it
relates to the supply of housing land and can be given little weight. The application is therefore assessed
against the benefits provided in relation to sustainable development texts as set out within the NPPF.

1.4 Paragraph 7 of the NPPF states there are three dimensions to sustainable development: economic,
social and environmental. These elements cannot be undertaken in isolation, as they are mutually
dependant. Pursuing sustainable development involves seeking positive improvements in the quality of the
built, natural and historic environment.

1.5 Caston is classified as a rural settlement as defined by policy SS1. The strategy highlights that villages
are not capable of accommodating consequential growth as they rely on higher order settlement for the
majority of these services and facilities.  However, it is considered the residents of Caston, given its rural
location, are currently reliant on the private car to access amenity facilities and everyday goods. Therefore
development should not be constrained on the basis that the surrounding locality are also reliant on the
private car to access facilities. There are also three bus routes with the nearest stop within walking distance
of the site and the village centre is within walking distance of the site.

1.6 The proposal would provide short term economic benefits in construction, and would provide further
footfall for the few local facilities within Caston. Furthermore, the application proposes a car park for the
adjacent primary school which would provide social benefits for local residents. A Unilateral Undertaking has
been carried out by the applicant to ensure the delivery of this separate element of the proposal.

2.0 Impact on character, appearance and residential amenity

2.1 The application is outline therefore detail of appearance design and layout will be considered at the
reserved matters stage. It is noted from the indicative layout that a landscape buffer is to be provided to the
perimeter of the site which would provide a level of screening from neighbouring occupiers. The site is
visually constrained by both the school and residential development on both the eastern and western
boundaries and is located on the perimeter of the defined settlement boundary. The Tree Officer had noted
that during his site visit there was an element of shading to the south west corner of the site. This should be
taken into account when assessing the final layout to be submitted at the detailed design stage. Surrounding
dwellings within the locality are not uniform in layout, design and orientation therefore the indicative layout
proposed would not be considered out of context with its surroundings.

2.2 Whilst the site is outside the settlement boundary the proposal is not isolated in its location and is
surrounded to the north and south by development. All elements reviewed, it is considered the development
of this site would generate a uniform frontage to the streetscene and enhance the character and appearance
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of the area as a whole, adding an element of interest to an area of vacant land within the already established
built up frontage.

2.2 From review of the indicative layout it is considered the site can provide ample amenity space per
dwelling, and be set back from the boundary to negate any amenity issues such as overlooking and privacy.
The proposal will be assessed in accordance with the parameters of policies DC1 and DC16 at the reserved
matters stage.

3.0 Accessibility

3.1 Highways have provided a response on the indicative layout given that all matters are reserved. They
concluded that the proposal for staff car parking would reduce the number of vehicles which currently park in
highway on a regular basis and that the proposed turning head would need to be increased to a size 3. The
additional parking provision would provide a positive element to the scheme with regard to pedestrian safety.

4.0 Flooding

4.1 The Environment Agency reviewed the application and requested conditions were applied to any
approval to agree a floodplain compensation scheme and further information regarding mitigation measures
to reduce flood risk.

5.0 Impact on trees

5.1 The Tree Officer was consulted on the basis of the indicative site layout. The removal of the Oaks to
allow access onto the parking area was considered unfortunate although the trees are young and could be
replaced within a relatively short period of time. It is considered the loss of trees could be compensated,
therefore the proposal would have due regard to CP10.

6.0 Impact on ecology

The application was supported by a Preliminary Ecological Appraisal and subsequent bat survey. The bat
report included details of aerial inspections of the trees with potential for bat roosts.  The PEA concluded the
impacts on ecology from the proposal would be small, and the features of greatest ecological value are the
trees and hedgerows. On this basis, conditions have been added to the consent to include the protection of
the trees and hedgerows during construction, the hedgerow vegetation should be removed in a manner
sensitive to nesting birds and a lighting scheme sensitive to bats included.

7.0 Proposed Car Park

7.1 A car park has been included as a separate element to the overall scheme. The applicant is local to
Caston and is therefore aware that there is a requirement for additional parking facilities for the school.  This
is reflected by the results of the Caston Village Appraisal 2017, with many local residents voicing concerns
regarding parking in front of the school at peak times and indicating a requirement for the school to provide
additional parking spaces. The provision of the car park has been designed and planned to meet this
identified need. A Unilateral Undertaking has been undertaken by the applicant to ensure the delivery of the
car park under this scheme.

8.0 Conclusions

8.1 In light of the above review it is considered the proposal would provide both economic and social benefits

BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th February 2018

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



 

 

to the village of Caston, inclusive of a additional car park for the adjacent primary school with the provision of
22 spaces to the north.  The application is recommended for approval on the basis that a planning balancing
exercise has been undertaken to assess the impacts of the development on the locality with the benefits on
the development proposal. The site lies directly adjacent to  the settlement boundary of Caston, it is
considered a sustainable location in accordance with paragraphs 7 and 14 of the National Planning Policy
Framework and further the development would make a small but positive contribution to the Five Year
Housing Land Supply   In this instance, having taken all these matters into account it is considered
appropriate to make a recommendation of approval in this instance.

8.2 Whilst the layout and design of the proposal is not for review at this stage, the indicative layout proposed
generates a formal layout with ample amenity space per dwelling, which would be assessed at the reserved
matters stage. On this basis, it is considered the benefits of the proposal, limited impact on ecology and trees
which can be overcome via conditions and minimal impact on flooding, would outweigh the negatives and
contribute to the social, environmental and economic parameters of the village of Caston and the overall
housing land supply within the district. With these benefits and positives in mind, the application is
considered an acceptable form of development within an already built up frontage within Caston.

8.3 On this basis, the application is recommended for approval subject to the completion of the Unilateral
Undertaking (UU) for the provision of the car park and conditions.  Further, delegated authority to the
Executive Director of Place to REFUSE planning permission if the UU is not completed within 3 months of
the date of the Resolution to Grant planning permission.

.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3104 External materials to be approved
Prior to the commencement of any works above slab level precise details of the colour of the
external materials shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed materials shall be used in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3140 Prior approval of slab level
Prior to the commencement of the development precise details of the slab levels of the
dwellings/building hereby approved shall be submitted to and approved in writing by the
Local Planning Authority,. Such levels as may be agreed shall be used in connection with
the development.
Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development from its outset, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
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Plan Document 2009.
This condition will require to be discharged

3408 Landscaping - details and implementation
Prior to the occupation of the development hereby permitted a scheme of landscaping which
shall take account of any existing trees or hedges on the site, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried
out during the planting season November/March immediately following the commencement
of the development, or within such longer period as may be agreed in writing with the Local
Planning Authority. The details shall take account of the Council's leaflet "Tree pack"
(Landscaping advice for applicants).  Any trees or plants which within a period of 5 (five)
years from the completion of the landscaping scheme die, are removed or become seriously
damaged or diseased shall be replaced during the next planting season with others of the
same size and species unless the Local Planning Authority gives written consent to any
variation.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

3410 Hardlandscaping - details and completion
Prior to the occupation of the development hereby permitted details of  the hard landscaping
shall be submitted to and approved in writing by the Local Planning Authority.  Such
approved works shall be completed in all respects before the occupation of the development
hereby permitted and thereafter retained.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC01
and DC16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3802 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3804 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
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This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3946 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

3005 Outline Time Limit (2 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
TWO YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990.

3058 Standard Outline Condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide details of the
appearance, layout, scale, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

LS17 Ecology condition
No removal in full or in part, of hedgerows, trees or shrubs shall take place between 1st
March and 31st August inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds' nests immediately before the vegetation is
cleared and provided written confirmation that no birds will be harmed and/or that there are
appropriate measures in place to protect nesting bird interest on site. Any such written
confirmation should be submitted to the local planning authority.

LS17 Ecology condition
Prior to occupation, a "lighting design strategy" for biodiversity the site shall be submitted to
and approved in writing by the local planning authority. The strategy shall:
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(a) identify those areas/features on site that are particularly sensitive for bats and that are
likely to cause disturbance in or around their breeding sites and resting places or along
important routes used to access key areas of their territory, for example foraging; and

(b) show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be clearly
demonstrated that areas to be lit will not disturb or prevent the above species using their
territory or having access to breeding sites, resting places or feeding areas.

All external lighting shall be installed in accordance with the specifications and locations set
out in the strategy and these shall be maintained thereafter in accordance with the strategy.
Under no circumstances should any other external lighting be installed without prior consent
from the Local Planning Authority.

LS17 Floodplain condition
No development approved by this planning permission shall take place until such time as a
scheme to agree floodplain compensation has been submitted to and approved in writing by,
the Local Planning Authority. The scheme shall be fully implemented and subsequently
maintained, in accordance with the timing/phasing arrangements embodied within the
scheme, or within any other period as may subsequently be agreed, in writing by the Local
Planning Authority.

3923 Contaminated Land - Informative (Extensions)
NOTE - Where remediation of contaminated land is required, the developer is advised to put
in place measures to ensure that any future alterations/extensions to the development do
not undermine completed remediation works and, if appropriate, that the future
alterations/extensions include the same scheme of remediation as that included in the
original development.

3992 Non-standard note re: S106
This decision is subject to a Unilateral Undertaking for the car park element of the proposal.

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
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www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th February 2018

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


