
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0329/F CASE OFFICER Natalie Levett

LOCATION: GRESSENHALL APPNTYPE: Full
Rougholme Close POLICY: In Settlemnt Bndry
Gressenhall ALLOCATION: N

CONS AREA: N

APPLICANT: Breckland Council
Elizabeth House Walpole Loke

LB GRADE: N

AGENT: Daniel Connal Partnership
The Glasshouse Kings Lane

TPO: N

PROPOSAL: Construction of a two storey detached dwelling comprising of ground floor open plan kitchen /
dining room, living room and WC, three first floor bedrooms and bathrooms and external
hardstanding for the parking of two cars

REASON FOR COMMITTEE CONSIDERATION

The application is reported to Committee because the applicant is Breckland Council.

KEY ISSUES

- Principle of Development
- Design and Impact upon the Character and Appearance of the Area
- Amenity Impact
- Impact on Highway Safety
- Ecological Impact

DESCRIPTION OF DEVELOPMENT

This application seeks full planning permission for the erection of a two-storey detached dwelling and
external hardstanding for two car parking spaces.

The application was originally submitted for outline planning permission but following discussions with the
agent, given that the information provided was that what would be expected from a full application, it was
agreed that the application be amended to an application for full planning permission.

The design is exactly the same as that approved under the Reserved Matters application 3PL/2016/0326/D,
which followed the grant of outline planning permission (reference 3PL/2012/0556/O).

SITE AND LOCATION

The application site is located in a residential area within the Gressenhall Settlement Boundary. It comprises
approximately 0.06 hectares of land and is broadly rectangular in shape, with an access track leading from
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Rougholme Close. To the north east of the site is the property and garden of Coronation Farm. The site is
bounded to the north east by mature trees and a ditch. To the east and west the site is bounded by close
boarded fencing, beyond which are the gardens and two storey dwellings of properties fronting Rougholme
Close. Rougholme Close is characterised by semi-detached and detached bungalows and two-storey
dwellings on generous plots.

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

- 3PL/2016/0326/D: Erection of two storey detached dwelling & hard standing parking - approved

- 3PL/2012/0556/O - Erection of two storey detached dwelling and external hardstanding for parking -
approved.

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

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS
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GRESSENHALL P C
The parish council have no objections to this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to condition.
TREE AND COUNTRYSIDE CONSULTANT
To be confirmed.
CONTAMINATED LAND OFFICER
No objection subject to condition.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to condition.

REPRESENTATIONS

A Site Notice was displayed on 5th April 2018, advertised in the EDP and four neighbours were directly
notified. One representation has been received commenting upon the application. The response can be
summarised as the following:

- there was no mention of fencing between the site and their property; they expect to see a close-boarded
screening will be stipulated for privacy purposes and that this should be at the applicant's expense because
the previous application stated that it was in the ownership of Breckland District Council.

Following the change to a full planning application, a further Site Notice was displayed on 29th May 2018,
advertised in the EDP and the neighbours reconsulted. No further representations have been received.

ASSESSMENT NOTES

1.0  Principle of Development

1.1  The site lies within the Gressenhall Settlement Boundary as designated by the adopted Core Strategy
and Development Control Policies Development Plan Document (2009). The proposal is therefore supported
by Policy DC2, which encourages new housing in these areas.

1.2  It should also be noted that an outline permission was granted planning permission by Committee in
April 2013 (3PL/2012/0556/O), which was followed by a Reserved Matters application (3PL/2016/0326/D),
which was approved in May 2016 for this development.

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

2.1  Policy DC16 seeks to ensure high standards of design; this is echoed in the NPPF.

2.2  The proposed design and location is exactly as approved under the previous applications. It appears that
the reason for this application is because works have not commenced on the current permission and there is
now no time to significantly start the works to keep the permission alive.
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2.3  It is considered that the design is acceptable and there are no material considerations that are applicable
since the previous applications were permitted that would give rise to an alternative decision.

2.4 As a result, the proposal complies with Policy DC16 and the NPPF.

3.0  Amenity Impact

3.1  Policy DC1 seeks to protect residential amenity.

3.2  The proposal is as previously approved, where it was assessed that the proposal would not give rise to
adverse impacts on residential amenity.

3.3  A representation was received stating that there was no mention of fencing between the site and their
property and that they expect to see a close-boarded screening to be stipulated for privacy purposes.

3.4  The site is bounded by a significant tree and hedge line and it would not be appropriate to erect a fence
along the line because the trees are to be retained and thus privacy would be retained.

3.5  The applicant's agent was contacted on this point and the applicant advised that they agree to a
condition being imposed.

3.6  It is considered that, subject to conditions, the proposal complies with Policy DC1.

4.0  Impact on Highway Safety

4.1  Policy CP4 seeks to ensure that access and safety concerns are resolved within all new developments
and is also a requirement of the NPPF. Policy DC19 establishes the required parking standards.

4.2  The Highway Authority has acknowledged that a dwelling has previously been approved on the site and
that they do not wish to raise a highway objection, subject to a condition requiring the access, parking and
turning area to be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan
and retained as such.

4.3  A hardstanding is proposed for two cars.

4.4  It is, therefore, considered that the proposed development would comply with Policies CP4 and DC19
together with the NPPF.

5.0  Impact on Trees

5.1  Policy DC 12 seeks to prevent the loss, or detrition of, important natural features including protected
trees and hedgerows.

5.2  The Tree and Countryside Consultant was reconsulted when the Tree Survey was submitted. At the time
of writing the reconsultation period is taking place and Members will be updated in Committee or in the
Supplementary Report.

6.0  Ecological Impact
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6.1 Policy CP10 seeks the protection of the natural environment.

6.2 The application is supported by an Ecological Assessment report (Wild Frontier Ecology; June 2018). The
report highlights there is suitable habitat available on the site for nesting birds and any vegetation clearance
therefore needs to be subject to a timing constraint to avoid the bird nesting season.

6.3 The Ecologist advised that the site is likely to be of low value for commuting/foraging bats, there is
suitable habitat available on the site in the form of rough grassland for reptiles, and foraging badgers could
potentially use the site. The report highlights the site is unlikely to support great crested newts. Mitigation
measures advised in section 7.2 and 7.3 of the Ecological Assessment report (Wild Frontier Ecology; June
2018) will reduce impacts to acceptable levels.

6.4 The site is located opposite Gressenhall Green Marshes County Wildlife Site but the proposed
development is of such small scale and confined footprint that a neutral effect is predicted on the habitats
and integrity of all designated conservation sites, both statutory and non-statutory. This includes the CWS
directly to the north, which has already been damaged by conversion of the adjacent part of the site to a
garden.

6.5 The proposal site may be used by hedgehog or common toad for sheltering or foraging. The
recommended precautionary methods of working advised in the report is supported.

6.6 As a result, the application accords with Policy CP10 subject to conditions.

7.0 Other Matters

7.1  Policy CP9 seeks to protect the District from pollution and waste. The Contaminated Land Officer raised
no objection subject to conditions. As a result, the proposal would comply with Policy CP9.

8.0  Planning Balance and Conclusion

8.1  The application seeks full planning permission for the construction of one dwelling. The site is located
within the Settlement Boundary where new dwellings are supported and permission has previously been
granted for the same proposal. It has been demonstrated that a dwelling could be appropriately located on
the site with sufficient amenity space. There are no material considerations since the previous permissions to
warrant a different recommendation. As a result, the application is recommended for conditional approval.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

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.
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Reason for condition:-
To ensure the satisfactory development of the site.

3 External wall and roof materials to be agreed
No development beyond slab level shall take place until full details of all external materials to
be used for the development hereby permitted have been submitted to and approved in
writing by the Local Planning Authority. This condition shall apply notwithstanding any
indication as to these matters that have been given in the current application. The materials
to be used in the development shall be in accordance with the approved details.
Reason for condition:-
This was not included in the submission and 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.
This condition will require to be discharged

4 Boundary treatment/screening to be agreed
Prior to the first occupation of the development hereby permitted, a plan indicating the
positions, design, materials and type of boundary treatment/screening to be erected shall be
submitted to and approved in writing by the Local Planning Authority. This shall include a
fence along the northern boundary. The development shall be carried out in its entirety in
accordance with the approved details prior to the first occupation of the development hereby
permitted.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

5 Tree Conditions TBC
Tree Conditions TBC.

6 Prior approval of slab level
Prior to the commencement of the development, 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 Precise details of surface water disposal
Prior to the commencement of development, 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:-
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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

8 Ecological Mitigation Measures
The mitigation measures, as outlined in section 7.2 and 7.3 of the Ecological Assessment
report (Wild Frontier Ecology; June 2018) shall be undertaken.
Reason for condition:-
In the interest of biodiversity in new developments in accordance with Policy CP10 of the
adopted Breckland Core Strategy and Development Control Policies Development Plan
Document (2009) and the NPPF.

9 Ecological Enhancement Measures
The enhancement measures, as outlined in section 8 of the Ecological Assessment report
(Wild Frontier Ecology; June 2018), shall be incorporated into the design.
Reason for condition:-
In the interest of biodiversity in new developments in accordance with Policy CP10 of the
adopted Breckland Core Strategy and Development Control Policies Development Plan
Document (2009) and the NPPF.

10 Foul drainage to main sewer
Foul drainage from the proposed development shall be discharged to the main sewer.
Reason for condition:-
To prevent the pollution of the water environment in accordance with Policy CP9 of the
adopted Breckland Core Strategy and Development Control Policies Development Plan
Document (2009).

11 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 in accordance with Policy CP13 of the adopted Breckland Core Strategy and
Development Control Policies Development Plan Document (2009) and the NPPF.
This condition will require to be discharged

12 PD condition re bathroom window
The bathroom window in the south elevation at first floor level shall be obscured glazed to a
specification of not less than the equivalent of classification 5 of Pilkington Glass and shall
be retained in situ in accordance with the approved drawings.
Reason for condition:-
To prevent overlooking and to protect the amenity and living conditions of the adjacent
residential property, in accordance with Policy DC1 of the adopted Breckland Core Strategy
and Development Control Policies Development Plan Document (2009).

13 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
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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 in the south
and east elevations of the development or enlargement or alteration of permitted openings.
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.

14 No PD for classes A B C D & E
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 extensions, roof alterations, porches or ancillary buildings
as defined within Classes A, B, C, D and E of Part 1 of Schedule 2 of that Order shall be
erected or brought onto 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.

15 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

18 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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