
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0303/O CASE OFFICER Natalie Levett

LOCATION: WHISSONSETT APPNTYPE: Outline
Land south of The Cottage POLICY: Out Settlemnt Bndry
New Road   Whissonsett ALLOCATION: N

CONS AREA: N

APPLICANT: Mr John, Judith, Derek and Trudy Barrett
C/O Parker Planning Services Orchard
House

LB GRADE: N

AGENT: Parker Planning Services Ltd
Orchard House Hall Lane

TPO: N

PROPOSAL: Erection of a dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is reported to committee because it is recommended for approval contrary to Policy.

KEY ISSUES

- Principle of Development
- Design and Impact upon the Character and Appearance of the Surrounding Area
- Impact upon Amenity
- Access and Highway Safety
- Impact upon Biodiversity
- Impact upon Heritage Assets
- Impact upon Trees

DESCRIPTION OF DEVELOPMENT

Outline planning permission is sought for the erection of one dwelling. At this stage, the applicant seeks only
approval for the principle of the development and the highway access arrangements. Access is proposed
from the application site onto New Road.

SITE AND LOCATION

The application site is currently in use as private amenity space for The Cottage, the dwelling that lies to the
north. Further residential development is found to the west and south. The site is bounded to the east by
open countryside.

The application site is located on the eastern fringe of the village of Whissonsett, outside of, but immediately
adjacent to the Settlement Boundary.
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EIA REQUIRED

Not required.

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.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.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

MRS D DANN LOCUM COUNCIL OFFICER WHISSONSETT PARISH COUNCIL
No objections to this application subject to improved drainage in the road.
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NORFOLK COUNTY COUNCIL HIGHWAYS
Reconsultation period at time of writing. Members to be updated at Committee.
TREE AND COUNTRYSIDE CONSULTANT
No objection. A Tree Protection Plan should be provided based on final layout.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objections subject to conditions relating to mitigation and enhancement.
CONTAMINATED LAND OFFICER
No objections subject to conditions and informative notes being provided to applicant.
HISTORIC ENVIRONMENT SERVICE
No objections subject to conditions relating to archaeological investigation.

REPRESENTATIONS

A Site Notice was displayed on 5th April 2018, advertised in the EDP and five neighbours were directly
notified.

Three representations were made in objection to the proposed development. The main points of which are
summarised as follows:

- The proposed property is outside the current village settlement boundary.
- The proposed property would lead to restriction of views from The Cottage and Old Corner Smithey.
- The proposed building would overshadow and block all natural light to the bedroom and kitchen of The
Cottage.
- New Road suffers from flooding as drainage is inadequate. A new property would make the situation worse.
- The land is old marshland and unsuitable for development.
- The proposed property would be below sewerage level.
- The site is next to an area considered to be of high archaeological interest, and this should be investigated
into further.
- The new dwelling south of site (3PL/2016/1520/F) mentioned in the Planning Supporting Statement is
understood to no longer be going ahead.
- New Road is a single track and the proposed access is on a dangerous corner with low visibility.
- Whissonsett is a sleepy little village with no employment prospects, shops or public houses.
- Development here will be a precedent for building in unsuitable areas.
- Villages and their houses are supposed to be spread out, they are not cramped towns.

ASSESSMENT NOTES

1.0 Principle of the Development

1.1 The application seeks outline planning permission for the development of a dwelling. The application site
lies just outside of a defined Settlement Boundary. The proposal would, therefore, conflict in principle with
policies DC2 and CP14 of the Core Strategy and Development Control Policies Development Plan Document
(2009), which seek to focus new housing within defined Settlement Boundaries.
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1.2 However, as advised within the Breckland Statement of Five Year Housing Land Supply (July 2017), the
district cannot currently demonstrate a five year housing land supply. Paragraph 49 of the NPPF states that
where an authority does not have an up-to-date five year housing land supply, 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. In
such cases, Paragraph 14 of the NPPF advises that planning permission should be granted unless any
adverse effects of doing so would significantly and demonstrably outweigh the benefits when assessed
against the NPPF as a whole or in part that indicate development should be restricted.

1.3 The NPPF constitutes guidance for LPAs and decision takers and is a material consideration in the
determination of planning applications to achieve sustainable development. The government outlines three
dimensions to sustainable development: economic, social and environmental (paragraph 7). These
dimensions give rise to the need for the planning system to perform a number of roles:

- an economic role - contributing to building a strong, responsive and competitive economy, by ensuring that
sufficient land of the right type is available in the right places and at the right time to support growth and
innovation; and by identifying and coordinating development requirements, including the provision of
infrastructure;

- a social role - supporting strong, vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations; and by creating a high quality built
environment, with accessible local services that reflect the community's needs and support its health, social
and cultural well-being; and

- an environmental role - contributing to protecting and enhancing our natural, built and historic environment
and, as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to a low carbon economy.

1.4 Paragraph 8 states that these roles should not be undertaken in isolation, because they are mutually
dependent and that the planning system should play an active role in guiding development to sustainable
solutions. A balanced assessment against these roles is, therefore, required.

1.5 In terms of the economic criteria, the proposal would provide an additional dwelling and would, therefore,
make a positive, albeit small, contribution to the housing supply and longer-term economic benefits through
the additional household spend within the wider area that would be generated by the provision of one
dwelling.

1.6 The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. The application site sits just beyond of the
Settlement Boundary of Whissonsett. Whissonsett does not offer a sufficient range of services and facilities
to meet  the essential day-to-day needs of occupiers of the proposed dwelling. In this respect, the proposal
would not make a significant contribution to the enhancement or maintenance of the vitality of rural
communities. Services and facilities to meet day-to-day needs, including shops and schools, would be found
in higher order settlements such as Fakenham and Dereham, several miles away from the application site.
Bus services do operate between Whissonsett and King's Lynn, Norwich, Fakenham and Tittleshall. The
services are infrequent and would provide limited service for any potential occupiers.

1.7 Further consideration of social and environmental factors is provided in the following sections of this
report.
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2.0 Design and Impact upon the Character and Appearance of the Area

2.1 The main consideration in this regard is how the development of a dwelling in this location would impact
upon the surrounding landscape. The application site as existing is not developed and therefore makes a
contribution to the open, rural character in this edge of village location.

2.2 An indicative plan was submitted with the location and, given the proposed set back location of the
dwelling within the application site and the stretch of open space to the south, it is not considered that
development within this application site would result in an unacceptable erosion of openness and an
appropriately designed dwelling could be appropriate. It would not set a precedent because the boundary is
clearly defined.

2.3 Final layout and materials would be considered as part of a Reserved Matters application. As a result, the
development has the ability to comply with Policy DC16 and the NPPF.

3.0 Impact upon Amenity

3.1 Policy DC1 seeks to protect residential amenity.

3.2 Although not forming part of this assessment for outline planning permission, an indicative layout has
been provided. The indicative layout illustrates the proposed dwelling at approximately 4 metres to the south
of the adjacent dwelling, The Cottage. The Cottage has a number of windows on its southern elevation and
the indicative layout of the proposed dwelling could result in loss of sunlight and outlook, and have an over-
dominating impact upon these windows.

3.2 However, given the size of the application site, there is nothing to suggest that a dwelling could not be
successfully accommodated without an unacceptable impact upon the amenity of neighbours. In addition the
site has the ability to provide  adequate private outdoor amenity space for future occupiers.

3.4 As a result, the proposal has the ability to comply with Policy DC1 and this would be assessed at the
Reserved Matters stage.

4.0  Access and Highway Safety

4.1 Policy CP13 and the NPPF seek to ensure highway safety and Policy DC19 outlines the car parking
requirements.

4.2 The Highway Authority originally advised that New Road averages 3.6m in width, adjacent to the site,
which does not allow a two-way flow of vehicular traffic. Since the proposal would result in an increase in
vehicular traffic, it would also increase the chance of two cars meeting with one needing to reverse to find a
suitable place to pass. As a result, an area of localised widening along the site frontage, in the form of a
passing place, where the carriageway is increased to 4.8m would be required. A revised plan was requested
and submitted.

4.3 With regard to the revised plan, the Highway Authority has been reconsulted and the consultation period
is still underway at the time of writing.

4.4 Members will be updated at Committee on the Highway Authority's response.

5.0 Impact upon Biodiversity
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5.1 Policy CP10 seeks to protect the natural environment as does the NPPF.

5.2 The planning application is supported by a Preliminary Ecological Appraisal (PEA), which identified that
the size of the application site and its habitats would:

- be of limited value for great crested newts and reptiles;
- provide suitable foraging and nesting habitat for hedgehogs;
- provide limited suitable habitat for brown hare and badger;
- be likely to support foraging bats in a minor capacity; and
- provide suitable for foraging invertebrates and breeding/foraging birds.

5.3 The Ecologist considered the application and the PEA, and agreed with its findings. They do not object to
development on the site on the basis that the PEA's suggested mitigation measures would be implemented
to reduce the impacts of the development on the site's biodiversity to acceptable levels and that at least three
of the PEA's suggested measures should be  incorporated into the site's design.

5.4 Subject to conditions, the proposal would be in accordance with Policy CP10.

6.0 Impact upon Heritage Assets

6.1 Policy DC17 seeks to protect the historic environment.

6.2 The Historic Environment Officer has considered that application. They have advised that the application
site lies within an area rich in Anglo-Saxon and Medieval remains. Excavations
immediately to the west and southwest in 2005 produced evidence of extensive Middle to Late Saxon
settlement and a cemetery. A single evaluation trench excavated immediately to the south in 2017 revealed
two features of probable Late Saxon date and Middle Saxon to medieval pottery sherds. Although St Mary's
Church, 200m southwest, is 12th century in date, it contains the head of a Late Saxon stone cross,
suggesting an earlier Christian site here. Consequently there is a very high potential that heritage assets with
archaeological interest (buried archaeological remains) will be present at the site and that their significance
would be adversely affected by the proposed development.

6.3 It is advised that should planning permission be granted, it would be subject to a programme of
archaeological mitigatory work in accordance with paragraph 141 of the National Planning Policy Framework.
This would be secured via conditions.

6.4 As a result, it is considered that the proposal would comply with Policy DC17.

7.0 Impact upon Trees

7.1 An Arboricultural Report has been submitted with the application that advises that there are no trees
within the application site, with occasional trees on the boundary perimeter. The Report advises that
development could be accommodated with minimal impacts on the arboricultural
interest of the application site, subject to suitable design and tree protection measures.

7.2 The Tree and Countryside Consultant has reviewed that application and has no objections but
recommends that a Tree Protection Plan should be provided based on final development layout.

7.3 As a result, the proposal has the ability to comply with Policy DC12.
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8.0 Other Matters

8.1 The Contaminated Land Officer has noted that the application site is in the vicinity of a potentially
backfilled quarry/pit from which there is the potential for gas migration. They do not object to the application
but recommend a condition and informative notes be applied to any grant of planning permission to reduce
any risk to health. As a result, the proposal would comply with Policy CP9.

8.2 The objections regarding flood risk and issues with drainage are noted. Given the relatively small scale of
the proposed development and the application site's location within flood zone 1, it is considered appropriate
to consider these matters in further detail at Reserved Matters stage and appropriate conditions could cover
this.

9.0 Planning Balance and Conclusion

9.1 The proposal is for the construction of a dwelling outside of, but adjacent to, the Whissonsett Settlement
Boundary. The plot is triangular in shape and defined and, thus, would not set a precedent for further
development. Whilst, Whissonsett does not have many facilities, the fact that an appropriately designed
dwelling could be designed, together with the fact that the district does not currently have a five-year housing
land supply and that the plot would not set a precedent for future development, it is considered that in
planning judgement terms this tips the balance in favour of the scheme, subject to the Highway Authority not
raising objection to the revised plans.

9.2 As a result, the proposal is recommended for approval, subject to the Highway Authority's response to
the revised plan.

RECOMMENDATION Outline Planning Permission

CONDITIONS

1 Outline Time Limit (3 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE 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.

2 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.

3 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
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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.

4 Number and height of dwellings only (outline)
The reserved matters referred to above shall relate to the construction of one dwelling only
of no more than two storeys in height.
Reason for condition:-
To ensure that the development is compatible with the form and character of the surrounding
area in accordance with policies DC1 & DC16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

5 Standard outline landscaping 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 for a landscaping
and tree planting scheme, which shall take account of any existing trees or hedges on the
site. The landscaping and tree planting shall be carried out in accordance with the scheme
as approved during the planting season of the 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, and in accordance with 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:-
The details are not included in the current submission.
This condition will require to be discharged

6 Prior approval of slab level
As part of the Reserved Matters application, precise details of the slab levels of the dwelling
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
Plan Document 2009.
This condition will require to be discharged

7 External wall and roof materials to be agreed
As part of the Reserved Matters application, details of the external materials used in the
construction of the development hereby permitted shall be submitted. The materials to be
used in the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policy DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.
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This condition will require to be discharged
8 Precise details of surface water disposal

As part of the Reserved Matters application, precise details of the means of surface water
disposal shall be submitted.  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

9 Non-standard drainage condition
Foul water shall be disposed to the mains sewer.
Reason for condition:-
In order to minimise the possibilities of flooding from the outset of the development, in
accordance with Policies DC 1 and DC 13 of the Adopted Core Strategy and Development
Control Policies Development Plan Document (2009)

10 Archaeological Written Scheme of Investigation
A) No development shall take place until an archaeological written scheme of investigation
has been submitted to and approved in writing by the Local Planning Authority. The scheme
shall include an assessment of significance and research questions; and i) The programme
and methodology of site investigation and recording, ii) The programme for post
investigation assessment, iii) Provision to be made for analysis of the site investigation and
recording, iv)
Provision to be made for publication and dissemination of the analysis and records of the
site investigation, v) Provision to be made for archive deposition of the analysis and records
of the site investigation and vi) Nomination of a competent person or persons/organization to
undertake the works set out within the written scheme of investigation.

and,

B) No development shall take place other than in accordance with the written scheme of
investigation approved under (A) above.

and,

C) The development shall not be occupied until the site investigation and post investigation
assessment has been completed in accordance with the programme set out in the
archaeological written scheme of investigation approved under Part (A) and the provision to
be made for analysis, publication and dissemination of results and archive deposition has
been secured.

Reason for condition:-
For the protection of archaeological interests in accordance with Policy DC17 of the Adopted
Core Strategy and Development Control Policies Development Plan Document (2009) and
the NPPF (in particular paragraph 141).

11 In accordance with PEA
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The Mitigation Measures outlined in section 4.2.1 to 4.2.3 of the Preliminary Ecological
Appraisal report (Parker Planning Services; December 2017) shall be undertaken.
Reason for condition:-
In accordance with Policy CP10 of the Adopted Core Strategy and Development Control
Policies Development Plan Document (2009) and the NPPF (in particular paragraph 118).

12 Ecology Enhancement Measures to be included
in RM applicatio
At part of the Reserved Matters application, at least three enhancement measures outlined
in section 4.2.6 of the Preliminary Ecological Appraisal report (Parker Planning Services;
December 2017) shall be incorporated into the site's design.
Reason for condition:-
In accordance with Policy CP10 of the Adopted Core Strategy and Development Control
Policies Development Plan Document (2009) and the NPPF (in particular paragraph 118).

13 Non-standard highways condition
Highway Authority conditions if recommend approval.

15 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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