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Location: Prince of Wales Lodge, Cherry Tree Lane, Stow Bedon, NR17 1BY  

Proposal: Erection of 8 dwellings with parking, garaging , amenity and open space. The existing 
dwelling is proposed to be retained.  

REFERENCE: 3PL/2017/1309/F 

Applicant: Mr David Taylor   

Author:  Donna Smith 

 

INTRODUCTION 

Correspondence has been received from local residents and from Stow Bedon and Breckles 
Resident's Association and Stow Bedon and Breckles Parish Council asking that the application 
withdrawn from the Planning Committee and determined as per the case officer’s recommendation 
under delegated powers. It is also confirmed that both Ward Councillors are of the view that, if the 
application is recommended for refusal, it can be determined under delegated powers.  

Chairman of the Planning Committee and Executive Director Place consider this to be a ‘significant’ 
application under the Council’s Scheme of Delegation on the basis of local sensitivity.  The Chairman 
of the Planning Committee has considered these requests but remains of the view that it is 
appropriate for the matter to be heard at the Planning Committee. 

 

REPRESENTATIONS 

APPLICANT COMMENTS AND FURTHER INFORMATION RECEIVED.  

Following publication of the committee report, the applicant has presented queries surrounding the 
below matters: 

1.0 Existing density of development  

1.1 The applicant has provided a copy of “Byrant’s Map” (attached to this supplementary report) 
dated 1826 which the applicant considers to show a distribution of built development surrounding 
the proposed site. Without the benefit of a map key, it is difficult to comprehend what the elements 
shown on the map are, however it is prudent to highlight the officers report does not disagree or 
indicate there is not a dispersal of residential development to the north of the site, it merely 
contests that when reviewed within the context of the surrounding area, the proposed site would be 
well beyond the defined settlement boundary and is reasonable to consider that the proposed site 
would appear isolated.  

 

 



2.0 Disruption of long range views  

2.1 The National Planning Policy Framework (paragraph 7) highlights there are three dimensions to 
sustainable development, economic, social and environmental. The proposed site is considered to 
be located within the countryside, as defined by policy SS1 of the adopted local plan (2009).  

2.2 It is prudent to point out that the Inspector for the previous appeal for this site, concluded policy 
SS1 was sound in accordance with paragraph 215 of the NPPF.   

2.3 Settlement boundaries are long established planning tools, perfectly consistent with the 
Framework’s objectives of achieving sustainable development by, among other things, supporting 
patterns of development that facilitate the use of sustainable modes of transport; taking account of 
the different roles and character of different areas; and avoiding new isolated homes in the 
countryside.  The site is surrounded by open countryside to its north, east, south and west. 
Consequently, the proposal, by virtue of its layout, scale and mass when reviewed from any point 
surrounding the site, would not be viewed in the context of other built development, but within a 
rural countryside context. When viewed from Mere Road, and Stowlay Road to the south, views 
would be consequently disrupted.  

2.4 Whilst the applicants comments detailing that the proposal would provide eight new homes and 
short term construction employment are welcomed and were acknowledged when assessing the 
proposal, it was, and still is concluded that the proposal fails to contribute to protecting and 
enhancing the natural environment. The proposal consequently fails to satisfy the environmental 
dimension which contributes to the overall definition of sustainable development. Each role is 
mutually dependant and cannot be undertaken in isolation as defined by paragraph 8 of the National 
Planning Policy Framework. 

3.0 Inspectors comments from previous appeal Ref: APP/F2605/W/17/3169513  

3.1 The applicant has stated that Policy CP14 of the Adopted Core Strategy and Development 
Control Policies (2009) is not relevant to this application as the proposal is not for an isolated home 
within the countryside.  

3.2 As highlighted, the site is located within the countryside as defined by policy SS1 of the adopted 
local plan. Consequently, policy CP14 is considered completely relevant to this application. CP14 
states “village and countryside communities will be supported by appropriate development in order 
to make them more sustainable” “in villages not identified for a specific level of growth in the 
settlement hierarchy residential development will only be permitted where there are suitable sites 
available inside the limits of the defined settlement boundary.” Whilst it is noted (and highlighted 
within the description of development) the proposal provides for two new affordable dwellings, 
given the site's location within the countryside, the provision of affordable housing in an isolated 
unsustainable location such as this is considered inappropriate.   The proposal fails to comply with 
the parameters of policy CP14.  

3.3 The applicant contests the opinion of the Planning Inspector who stated in the previously 
dismissed appeal that Stow Bedon has no fundamental services or facilities and appeared to be little 
more than a small ribbon development of housing. From review of the attached aerial photograph 
provided by the applicant this can be clearly seen to the north of the village. A clear countryside 



buffer is located between the site and the proposal; this is considered intrinsic to maintaining and 
protecting the open countryside.   

4.0 Reference to High Court Decision Ref: CO/1207/2017  

4.1 The applicant has provided the above High Court decision where a different Council refused 
planning permission for the erection of two detached single storey dwellings on land in Blackmore 
End, Wethersfield, Essex.  

4.2 It is prudent to state that each application must be taken on its own merits. There are material 
differences between this High Court case and the proposal which has been considered under this 
application Ref: 3PL/2017/1309/F inclusive of scale, size, mass, location and policy context.  
 
4.3 Stow Bedon is considered a rural settlement under policy SS1. As reiterated by the Inspector for 
the previous application for this site, services and facilities are accessible at other settlements in the 
wider area, notably given that the Framework takes some account of the transport shortcomings of 
some rural areas. Even so, it remains desirable for new residential development to be located at 
those settlements, in line with the adopted plan, rather than in the middle of the open countryside 
beyond any residential areas, particular given, rather than in spite of, the rurality of the area and the 
restricted opportunities to exploit non-car based modes of transport. It was suggested that the 
application site is accessible to the nearest bus stop, but in reality this is largely via an unlit country 
footpath, which would be far from an appealing route for prospective bus users. 
 
4.4 Consequently, it is maintained that the site lies within an unsustainable location therefore is 
contrary to policies SS1, CP13, CP14 and DC2 of the adopted Breckland Core Strategy and 
Development Control Policies DPD and the National Planning Policy Framework, in particular 
paragraphs 12, 14, and 17. 
 

5.0 Ecology Issues 

5.1 Whilst it is appreciated that in the previous case Ref:  3PL/2016/0360/F the ecology issues could 
be dealt with via condition, it is prudent to note that the Natural Environment Team didn’t comment 
on the previous application Ref: 3PL/2016/0360/F, but it is likely that if they had, they would have 
recommended that further surveys had taken place prior to any decisions being made, (as opposed 
to conditioning the further survey).   

5.2 The best practice guidance (British Standard BS42020: Biodiversity states that;  8.1a) 1)  the 
proposals should be based on adequate and up to date ecological field data that substantiate clearly 
the conclusions reached and recommendations made. This area of Norfolk; Stow Bedon, is known to 
have a high population of great crested newts and suitable terrestrial habitat. However, whilst there 
is outstanding ecological information, it was considered that taking all other issues into account even 
if the submission of this additional information were to come forward, it would fail to overcome 
other material issues related to this scheme, this includes being located in an unsustainable location. 
If the further surveys were to be conditioned, problems could occur for example,  if planning 
permission were granted and then either a protected species licence is not granted by Natural 



England,  or they find that there are a lot more newts than expected and it is then too late to re 
design the site layout or add extra mitigation. 

6.0 Five Year Housing Land Supply  

6.1 It is acknowledged the Council does not have a five year housing land supply. However, the need 
for new dwellings within the district should not be to the detriment to the surrounding environment. 
Furthermore, in accordance with paragraph 49 of the National Planning Policy Framework, housing 
applications should be considered in the context of the presumption in favour of sustainable 
development. The proposal is considered to be in an unsustainable location, and considered to have 
a detrimental impact on character and appearance of the area. Consequently, the proposal fails to 
satisfy the environmental dimension of sustainable development, defined in paragraph 7 of the 
NPPF. The three dimensions of sustainable development, economic, social and environmental are 
mutually dependant and cannot be undertaken in isolation.  

7.0 Affordable Housing  

7.1 The applicant has provided an amended plan in line with the Housing Enabling Officers 
comments as shown on drawing Ref: P08A House Type F. However, whilst the amendments 
contribute and negate the issues from the Housing Enabling Officer, it is still considered that given 
the site's location within the countryside, the provision of affordable housing in an isolated 
unsustainable location such as this is considered inappropriate.  

8.0 STOW BEDON AND BRECKLES RESIDENTS ASSOCIATION 

8.1 The Stow Bedon and Breckles Residents Association wish to clarify on the public transport 
provision within the village.  The bus stop in Stow Bedon is adjacent to Mere road and is, in fact, 
1300m from the site, furthermore it does not run 5 times a day but in fact, as can be seen from the 
current timetables below is only 4 times and it would be very difficult to use in a normal working day 
as the only transport as one would have to leave Thetford at 16.20 for the last bus. 

9.0 COUNCILLOR COMMENTS 

9.1 Councillor Cowen provided further comments in objection to the application. There is 
considerable feeling in the village, the residents and the Parish Council that this is an inappropriate 
and undesirable application in this location and that should officers be minded to recommend 
approval then I would request that the application be taken to committee for members to 
determine the outcome. It is curious therefore that when this application that is substantially the 
same as that which was refused in 2017, subsequently dismissed at appeal and is once again 
recommended for refusal by officers, that it should still be taken to committee particularly when 
their is no support from either of the elected ward members to do so. Councillor Smith has been 
asked by the Parish Council to speak at committee and will therefore represent the community. 

10. RECOMMENDATION  

10.1 The recommendation remains unchanged by the additional comments and documentation. The 
application is considered to be in an unsustainable location and detrimental to the character and 
appearance of the countryside.  




