
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0235/F CASE OFFICER Natalie Levett

LOCATION: WHISSONSETT APPNTYPE: Full
Site to the rear of Queensforth,London
Street

POLICY: Part In Set Bndry

Whissonsett ALLOCATION: N
CONS AREA: N

APPLICANT: Mr J Cox
c/o Agents

LB GRADE: N

AGENT: Anglia Design LLP
11 Charing Cross Norwich

TPO: N

PROPOSAL: Proposed residential development consisting of 2No. one-and-a-half storey dwellings with
associated garages, parking, amenity space and associated works, following the demolition of
existing outbuildings (re-submission)

REASON FOR COMMITTEE CONSIDERATION

The application is to be considered by Planning Committee because the application site is partially outside of
the Settlement Boundary and the proposal is recommended for approval.

KEY ISSUES

Principle of Development
Design and Impact upon the Character and Appearance of the Area
Amenity Impact
Highway Safety
Impact upon Trees
Contaminated Land

DESCRIPTION OF DEVELOPMENT

The application seeks full planning permission for the development of 2no. three bedroomed dwellings with
associated garages, parking and amenity space. The proposed dwellings would be one-and-a-half storey in
height and constructed of brick and clay interlocking tiles with stained timber windows and doors (materials
yet to be finalised).

8no. car parking spaces are proposed.

Access would be achieved through the demolition of an existing outbuilding that fronts London Street.

The application is a resubmission of application 3PL/2017/1210/F, which was refused on 22nd November
2017 and this application seeks to address the reasons for refusal, including an amended scheme for
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highway access visibility.

SITE AND LOCATION

The application site is roughly rectangular in shape and forms the rear garden space of the property
Queensforth. It is situated to the west of London Street. The site contains a number of trees. Residential uses
can be found to the east of the application site; with mainly open space to all other sides.

The application site is partly within the Settlement Boundary of Whissonsett. Whissonsett is small village with
a village hall and post office. The nearest larger settlement that would provide services and facilities for
residents is Fakenham, approximately 6 miles to the north.

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

3PL/2017/1210/F Refusal 22-11-17
Proposed residential development consisting of 2No. one and a half storey dwellings with associated
garages, parking and amenity space.

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.04 Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
NPPF National Planning Policy Framework
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NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

WHISSONSETT P C
No comments to make.
NORFOLK COUNTY COUNCIL HIGHWAYS
The proposed visibility splay to the south would not only secure visibility from the proposed new access but
would also secure, and improve, visibility from the playing field/village hall overflow parking area which would
be of benefit to highway safety for all users of London Street. The 2.4m parallel visibility splay to the north of
the access will result in the provision of visibility for Holme Dayle which is currently blind owing to the
presence of the building which is to be demolished. On balance the benefit to highway safety by the
improvement of visibility to the south, and the provision of visibility for the property immediately to the north,
outweighs concerns regarding the shortfall in visibility to the north. No objections subject to conditions.
CONTAMINATED LAND OFFICER
No objections, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objections subject to conditions relating to works taking place in accordance with the approved
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS).

REPRESENTATIONS

A Site Notice was displayed on 5th April 2018, advertised in the local press and seven neighbours were
directly notified. No representations were received.

ASSESSMENT NOTES

1.0 Principle of Development

1.1 The application site lies partly within the Settlement Boundary for Whissonsett (the proposed dwellings
are within the Settlement Boundary and the gardens are outside of the Settlement Boundary) and, as such,
the general principle of residential development can be considered acceptable in accordance with Policies
DC2 and CP14 of the Breckland Core Strategy and the aims of the NPPF.

2.0 Design and Impact upon the Character and Appearance of the Area

2.1 Policy DC16 sets out that all design proposals must preserve or enhance the existing character of an
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area. Particular regard should be given to reinforcing locally distinctive patterns of development, landscape
and culture and complimenting existing buildings.

2.2 The proposal includes the demolition of the existing outbuilding to accommodate access to the proposed
dwellings. It is understood this building dates from the 1790s. It is considered the outbuilding's appearance
and heritage value contributes to the character of this part of the village, and its loss would be regrettable.
However, the advice of the Historic Buildings Advisor was sought on the previous application
3PL/2017/1210/F and it was confirmed that the outbuildings in question are not of sufficient merit to warrant
consideration as non designated heritage assets.

2.3 The proposed dwellings would be set back from London Street.  Whilst most buildings line London Street,
there are also many that are set back with some positioned to the rear of other buildings. The proposed siting
is therefore considered reasonable. The traditional materials proposed are considered acceptable, but further
information (that could be secured through a condition) would be required to ensure that good quality, natural
materials that compliment the surrounding buildings would be used. The scale of the proposed dwellings is
reflective of the area.

2.4 Whilst the loss of the outbuilding would be regrettable, it is not of sufficient significance for planning
permission to be refused on this basis. Otherwise, the proposal is in accordance with policy DC16.

3.0 Amenity Impact

3.1 The separation distance between the proposed dwellings and existing dwellings is such that
unacceptable harm would not occur in terms of overlooking and overshadowing of habitable rooms. Given
the nature of the windows proposed at first floor level of the proposed dwellings (roof lights), it is not
considered that these would give rise to unacceptable impacts in terms of privacy.

3.2 The proposed dwellings would be developed within the existing garden of Queensforth. The proposed
development would, however, allow for generous outdoor amenity space for both Queensforth and the
proposed dwellings. New hedge planting is proposed to demarcate Queensforth's private garden space.

3.3 It is considered the proposal is consistent with Policy DC1.

4.0 Highway safety

4.1 The Highway Authority notes that since the last application was refused the applicant has acquired land
to the south of Queensforth to provide visibility in the approaching traffic direction. The splay would not only
secure visibility from the proposed new access but would also secure, and improve, visibility from the playing
field/village hall overflow parking area which would be of benefit to highway safety for all users of London
Street.

4.2 Further, the 2.4m parallel visibility splay to the north of the access will result in the provision of visibility
for Holme Dayle, which is currently blind owing to the presence of the building which is to be demolished.

4.3 On balance, the Highway Authority considers the benefit to highway safety by the improvement of
visibility to the south, and the provision of visibility for the property immediately to the north, outweighs
concerns regarding the shortfall in visibility to the north of the proposed access if measured to the nearside
carriageway edge.

4.4 The Highway Authority does not object, subject to conditions relating to provision and maintenance of the
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driveway, visibility splays and parking areas.

5.0 Impact upon Trees

5.1 The application site has a number of existing trees. The application is supported by an Arboricultural
Impact Assessment, Tree Protection Plan and Arboricultural Method Statement.

5.2 The Tree and Countryside Consultant has considered the proposals and has no objections, subject the
works being carried out in complete accordance with the approved Arboricultural Impact Assessment, Tree
Protection Plan and Arboricultural Method Statement.

5.3 Accordingly, the proposal is considered to be in accordance with Policy DC12.

6.0 Contaminated Land

6.1 The application is supported by a Pre-determination contamination questionnaire and initial risk
assessment. The Contaminated Land Officer has raised no objection on the basis the development proceeds
in line with the application details and subject to a condition and informative note to alleviate environmental
concerns. As a result, the proposal would comply with Policy DC9.

7.0 Planning Balance and Conclusion

7.1 In terms of the overall Planning balance of the scheme, the proposed dwellings would, in principle,
represent an acceptable form of development. The proposal would also make a small contribution to the
district's housing supply given the lack of a five-year housing land supply. Overall, the proposal is considered
acceptable with regards to all other relevant matters; conditional approval is, therefore, recommended.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:
To ensure the satisfactory development of the site.

3 Non-standard landscaping condition
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 Oakfield, reference OAS/18-032-AR01. No other operations shall
commence on site in connection with the development until the tree protection works and
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any pre-emptive tree works required by the approved AIA or AMS have been carried out and
all tree protection barriers are in place as indicated on the TPP. The protective fencing shall
be retained in a good and effective condition for the duration of the construction of the
development and shall not be moved or removed, temporarily or otherwise, until all site
works have been completed and all equipment, machinery and surplus materials removed
from site.
Reason for condition:
To ensure the satisfactory protection of trees, in accordance with Policy DC12 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009.

4 External materials to be approved
Prior to the commencement of any works above slab level, precise details of the colour and
type 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

5 Fencing/walls - details and implementation
Prior to the commencement of any works above slab level, precise details of the boundary
treatment shall be submitted to and approved in writing by the Local Planning Authority.
Such scheme as may be agreed shall be completed prior to the occupation of the
development hereby permitted and thereafter retained as approved.
Reason for condition:
To safeguard the interests of the amenities of neighbouring occupiers and 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

6 Turning space to be provided
Prior to the first occupation of the development hereby permitted, sufficient space shall be
provided within the site to enable vehicles to turn and re-enter the highway in forward gear.
Any area so provided shall be retained and made available permanently for that purpose to
the satisfaction of the Local Planning Authority in consultation with the Highway Authority.
Reason for condition:-
In the interests of highway safety.

7 Visibility splays
Prior to the first occupation of the development hereby permitted, a 2.4 metre wide parallel
visibility splay (as measured back from the near edge of the adjacent highway carriageway)
shall be provided across the whole of the site's roadside frontage (and additionally along the
flank frontage of the adjacent property as outlined in blue on the submitted details). The
parallel visibility splay shall thereafter be retained at all times free from any obstruction
exceeding 0.6 metres above the level of the adjacent highway carriageway.
Reason for condition:
In the interests of highway safety.
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8 Private access road - width
Notwithstanding the submitted details, the proposed private drive shall be retained in
perpetuity at a minimum width of 4.5 metres for a minimum length of 10 metres as measured
from the near edge of the highway carriageway. Additionally the first 5 meters as measured
from the roadside edge shall be surfaced in a bound material to be submitted to and agreed
in writing with the Local Planning Authority. Arrangements shall be made for surface water
drainage to be intercepted and disposed of separately so that it does not discharge from or
onto the highway carriageway.
Reason for condition:
In the interest of highway safety and to ensure satisfactory access into the site and avoid
carriage of extraneous material or surface water from or onto the highway.

9 Provision of parking and servicing - when shown
on plan
Prior to the first occupation of the development hereby permitted, the proposed access
parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use.
Reason for condition:
To ensure the permanent availability of the parking / manoeuvring area, in
the interests of highway safety.

10 No additional windows at first floor
Notwithstanding the provisions of Class A & C of Part 1 of Schedule 2 of the Town and
Country Planning (General Permitted Development) (England) Order 2015 (or any Order
revoking and re-enacting that Order)(with or without modification), there shall be no
additional windows or other openings constructed at first floor level or above or enlargement
or alteration of windows / openings hereby approved.
Reason for condition:-
To help safeguard the privacy and amenity of the occupiers of adjacent properties in
accordance with Policy DC1 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

11 No alterations to roof
Notwithstanding the provisions of Class A of Part 1 of Schedule 2 of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (or any Order revoking
and re-enacting that Order)(with or without modification), there shall be no alterations to the
roof without the prior written permission of the Local Planning Authority.
Reason for condition:-
To help safeguard the privacy and amenity of the occupiers of adjacent properties in
accordance with Policy DC1 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

12 No PD for fences, walls etc
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no fences, gates, walls or other means of enclosure as defined
within Class A of Part 2 of Schedule 2 of that Order shall be carried out on land adjacent to
the highway other than the wall hereby permitted.
Reason for condition:-
In the interests of the satisfactory appearance of the development and in accordance with
Policy DC1 of the Adopted Core Strategy and Development Control Policies Development
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Plan Document 2009.
13 No PD for extensions or roof alterations.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no further garages, extensions or roof alterations as defined
within Classes A, B, C, D and E of Part 1 of Schedule 2 of that Order shall be carried  out on
the land.
Reason for condition:-
In the interests of the satisfactory appearance of the development and/or the amenities of
adjoining residents in accordance with Policy DC1 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

14 No PD rights for garages and ancillary buildings
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), express permission will be required in respect of any garage,
car port or similar structure for garaging of a motor vehicle or free standing ancillary building,
as defined within Classes E of Part 1 of Schedule 2 of that Order.  Express permission shall
have been granted only when an appropriate planning application is first submitted to and
approved by the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development and the amenities of
adjoining residents in accordance with Policy DC1 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

15 No alterations to garage
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)(with
or without modification), express permission will be required for the alteration of the garages
hereby permitted to any other form of accommodation. Express permission shall have been
granted only when an appropriate planning application is first submitted to and approved by
the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development and to ensure adequate
off street parking provision in accordance with Policies DC1 & DC16 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009.

16 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
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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

20 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.

You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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