
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0030/O CASE OFFICER Lisa ODonovan

LOCATION: NORTH ELMHAM APPNTYPE: Outline
The Bungalow POLICY: Part In Set Bndry
36 Station Road  North Elmham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Howlett & Mrs Braybrook
6 Meadow Close Beetley

LB GRADE: N

AGENT: David A Cutting Building Surveyors
Breckland Business Centre St Withburga
Lane

TPO: N

PROPOSAL: Proposed development of four new bungalows

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee as the recommendation of approval is contrary to Policy.

KEY ISSUES

Principle
Impact upon the character and appearance of the area
Impact upon neighbour amenity
Highway safety
Ecological impact

DESCRIPTION OF DEVELOPMENT

The application seeks outline consent for the erection of four dwellings on land to the rear of The Bungalow,
36 Station Road.  This dwelling will remain.  All matters are reserved however an indicative layout has been
submitted which show two dwellings either side of the proposed access, facing each other.

SITE AND LOCATION

The existing dwelling falls inside the North Elmham Settlement Boundary however the majority of the
development site lies outside. Roman Road and Station Road comprises of a mix of resdiential, commercial
and community uses, development types are varied.  Number 36 sits within a large plot with a garage to the
west and residential and a Public House to the east.  Boundary screening is provided by way of established
planting.

EIA REQUIRED

No
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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.04 Infrastructure
CP.10 Natural Environment
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

NORTH ELMHAM P C
The members of North Elmham Parish Council wish to object to this application. There is already enormous
pressure on the water system which clearly cannot cope with current demands.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No comments
FACILITIES MANAGEMENT
The land adjacent to this application is former surveyors land.
ENVIRONMENTAL HEALTH OFFICERS
No objection subject to conditions.
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ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to conditions.

ANGLIAN WATER SERVICE No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

Site notice erected: 24-01-2018
Consultations issued: 18-01-2018
Re-consultation issued: 04-06-2018

One letter of objection received raising concern in respect of: the site being outside of the settlement
boundary; visibility splay; garage vehicle access is compromised; impact on the business use.

ASSESSMENT NOTES

1.0 Principle of Development

1.1 The site lies outside, but immediately adjacent to, the adopted North Elmham Settlement Boundary. For
this reason the proposal conflicts in principle with Policies SS1, DC2, CP1 and CP14 of the Core Strategy
and Development Control Policies Development Plan Document (2009).

1.2 Paragraph 47 of the NPPF states 'housing applications should be considered in the context of
sustainable development.  Relevant policies for the supply of housing should not be considered up to date if
the local planning authority cannot demonstrate a five year supply of deliverable housing sites'.  As the
Council can no longer demonstrate an up to date five year housing land supply, policies SS1, DC2 and CP14
can not be given due weight in the decision making process.  The application is therefore assessed against
the benefits provided in relation to the sustainable development tests as set out in the NPPF.

1.3 The NPPF identifies three dimensions of sustainable development:

-  Economic, in terms of building a strong economy and in particular by ensuring that sufficient land is of the
right type and is available in the right places.
-  Social, by supporting, strong and healthy communities by providing the supply of housing required to meet
future need in a high quality environment with accessible local services and
-  Environmental, through the protection and enhancement of the natural, built and historic environment.

1.4 Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required.

1.5 In terms of the economic and social criteria, the proposal is to provide four dwellings which would
contribute to the housing supply and longer-term economic benefits through the additional household spend
in the within the surrounding area that would be generated by the provision of four new dwellings.

1.6 Environmentally, the area is currently an unused paddock surrounded by mature tree planting and
hedges. It is not subject to any nationally recognised landscape or wildlife designations. The site is adjacent
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to the existing settlement boundary and adjacent to the built up part of the village with existing built form to
the north, north-east and north-west.

1.7 Whilst the proposal would involve the development of an existing area of open land, the harm caused to
the rural setting of the village would not be significant and would not outweigh the benefits of the proposal.
The scheme is, therefore, considered to represent sustainable development.

1.8 Footnote11 of the NPPF confirms that the site should be in a suitable location, available now, and have a
realistic prospect of being developed within five years.  It is considered appropriate to impose a two year
period for commencement of development in order to reaffirm the deliverability of the development.

1.9 With regard to whether this is a suitable location, North Elmham is classified as a service centre village
through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control Policies
Development Plan Document. These villages contain a higher order level of services and facilities and the
spatial strategy states that these villages are capable of supporting limited growth although they rely on
higher order settlements for the majority of these services and facilities.

1.10 The village has a number of amenities comprising the school, shop & post office, village pub and
church.  The pub is a small walk away and the village has good footpath links.  There is also a Monday to
Saturday bus service which links the village to both Fakenham and Dereham, the bus stop being a short walk
away from the application site, 0.2 mile.  The NPPF recognises that opportunities to maximise sustainable
transport solutions will vary from urban to rural areas.  The proposed dwellings would therefore help support
the services in the wider Dsitrict, in line with paragraph 55 of the NPPF.

1.11 In light of the above factors, the application is conisdered sustainable, the principle is therefore
accepted.

2.0  Impact upon the character and appearance of the area

2.1  The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment. Consideration of a development's impact on the
character and appearance of the area within which it is situated is, therefore, integral to the environmental
dimension of sustainable design, as is its design.

2.2  Policy DC16 requires all new development to achieve the highest standard of design. As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

2.3  Environmentally, although outside the Settlement Boundary, it is immediately adjacent to it.  As a result,
there are other residential uses immediately to the north, north-east and noth-west of the site with a garage
to the west of the access.  The proposal will not result in the loss of an important gap within the street scene.
It is acknowledged that the site is currently a grassed area and the development of houses here will result in
some loss of character, the harm would be limited given the following factors:

-  the visual containment of the site by established planting and trees;
-  the proposal would not intrude into the open countryside and would not relate as  isolated given the
proximity to the settlement boundary and other residential uses; and,
-  the proposal would not cause material harm to the character and appearance of the area given the limited
views of the land from the public realm and the presence of other development, set away from Station Road
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to the west at 12-18 Station Road.

2.4  In terms of the design, the application has been submitted in outline only with all matters reserved
therefore the design will be considered at a later stage.   Notwithstanding that, an indicative layout shows that
four dwellings can be accommodated within the site without creating a cramped form of development.  A
supporting statement also confirms that the proposal will relate to four single storey dwellings which again,
will assist on limiting any visual impact.  In light of these factors, the proposal is considered to accord with
Policy DC16.

3.0  Amenity impact

3.1  As stated, the application is submitted in outline only with all matters reserved.  Notwithstainding this, an
indicative layout has been provided which, alongside the proposal to develop single storey dwellings
indicates that four dwellings can be accommodated within the site without having a significant impact on the
amenity of the existing neighbouring occupiers, particulalrly in terms of loss of light, overlooking, over
dominance and increased noise and disturbance given separation distances and small scale of development.
In addition, it is clear that each plot will be afforded a good amount of provate amenity space, in light of the
above factors, the proposal is considered to accord with Policy DC1.

4.0  Highway safety

4.1  Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.   Following further
investigative work in terms of traffic speeds along this stretch of Station Road and also some highway
boundary research, the Highway Authority are satisfied that an appropariate level of visibility can be provided
from the proposed access onto Station Road.  No objection has therefore been rasied subject to a condition
requiring this detail, as well as the access width, a communal turning area and parking to be properly detailed
within the reserved matters application.

5.0  Ecological impact

5.1  Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.  Proposals need to
ensure that the ecological network and protected species are not harmed or detrimentally impacted and
mitigation measures are put in place where appropriate.

5.2  The application was accompanied by a Preliminary Ecological Appraisal (PEA) which was sent to the
Ecology Team for comment.  It was concluded that the PEA report highlighted the moderate likelihood of
foraging badger, reptiles and great crested newts being present on the site. A Construction Environment
Management Plan (CEMP) needs to outline procedures during clearance and construction that will be
followed to avoid impacts on reptiles and great crested newts as outlined in section 6.1 of the PEA report
(Gray Ecology; March 2018).

5.3  Suitable habitat is available on the site for nesting birds. A Construction Environment Management Plan
(CEMP) needs to outline procedures during clearance and construction that will be followed to avoid impacts
on nesting birds.

5.4  The majority of the trees on the site were assessed as having negligible potential for roosting bats. A
mature Ash tree on the western boundary of the site was assessed as having low potential for roosting bats.
The Ash tree is to be retained according to the proposed site layout plan (David A Cutting Building Surveyors
Ltd; January 2018). Retained trees need to be protected from accidental damage through temporary fencing
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and/ or root protection methods in accordance with British Standards Institution (BSI) (2012) BS 5837:2012
guidelines.

5.5  Building B, C and D were assessed as having negligible potential for roosting bats. Suitable habitat was
found available on the site for commuting/ foraging bats. Any external lighting should be low intensity and
directional away from boundary features to avoid impacts on bats.

5.6  No impacts on any Designated Sites are envisaged as a result of the development given the scale of the
project and the distance to sites.

5.7  It is recommend that some enhancement for ecology is conditioned, in line with the NPPF (Para 118) as
outlined in section 7.2 of the Preliminary Ecological Appraisal report (Gray Ecology; March 2018).

5.8  In light of the above, and subject to suitable conditions, it is considered that the ecological implications of
the development have been carefully considered in line with Policy CP10.

6.0  Other issues

6.1  The Tree and Countryside Officer has raised no objection/comment on the scheme.

6.2  The Environmental Health Team has raised no objection subject to ocnditions relating to foul water
drainage and a noise impact assessment being provided.

6.3 The Contaminated Land Officer has raised no objection subject to conditions.

7.0  Conclusion

7.1  In terms of the overall planning balance of the scheme, the proposal is considered to be acceptable in
terms of complying with the tests of sustainable development as outlined via paragraph 7 of the NPPF, whilst
having a minimal impact on the character and appearance of the area, provides enhancements in terms of
ecology and without causing significant amenity impact.  As a result, the application is recommended for
approval.

RECOMMENDATION Outline Planning Permission

CONDITIONS

1 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 ONE YEAR 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
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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
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 Non-standard highways condition
The following shall form part of the Reserved Matters submission:-
1. Access being a minimum of 4.5m in width and constructed perpendicular to the highway
for the first 10m;
2. Visibility splays measuring 2.4m x 59m;
3. A communal size 3 turning area; and,
4. Parking in compliance with adopted guidelines.
Reason for condition:-
In the interest of the satisfactory development of the site and in the interest of highway
safety.

5 CEMP Plan - Ecology
No development shall take place (including demolition ground works, vegetation clearance)
until a construction environmental management plan (CEMP: Biodiversity) has been
submitted to and approved in writing by the Local Planning Authority. The CEMP:
Biodiversity shall include the following:
- Risk assessment of potentially damaging construction activities;
- Identification of 'biodiversity protection zones';
- Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction;
- The location and timing of sensitive works to avoid harm to biodiversity features;
- The times during construction when specialist ecologists need to be present on site to
oversee works;
- Responsible persons and lines of communication;
- The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person;
- Use of protective fences, exclusion barriers and warning signs.

The approved CEMP: Biodiversity shall be adhered to and implemented through the
construction phases strictly in accordance with the approved details, unless agreed in writing
by the Local Planning Authority.
Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
the wildlife value of the site in accordance with Policy CP10 of the Adopted Core Strategy
and Development Control Polices Development Plan Document 2009 and the National
Planning Policy Framework.

6 Ecology enhancements
The enhancements outlined in section 7.1 of the Preliminary Ecological Appraisal report
(Gray Ecology; March 2018) shall be incorporated into the site's design.
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Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
and enhance the wildlife value of the site in accordance with Policy CP10 of the Adopted
Core Strategy and Development Control Polices Development Plan Document 2009 and the
National Planning Policy Framework.

7 Tree protection - ecology
All retained trees shall be protected from accidental damage through temporary fencing and/
or root protection methods in accordance with British Standards Institution (BSI) (2012) BS
5837:2012 guidelines.
Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
the wildlife value of the site in accordance with Policy CP10 of the Adopted Core Strategy
and Development Control Polices Development Plan Document 2009 and the National
Planning Policy Framework.

8 Drainage condition - EHO
Prior to the commencement of any development, a scheme for the provision,
implementation, ownership and maintenance of the foul water drainage shall be submitted
and agreed in writing with the Local Authority. The works/scheme shall be constructed and
completed in accordance with the approved plans/specification at such time(s) as may be
specified in the approved scheme.
Reason for condition:-
To ensure a satisfactory method of foul water drainage.

9 Noise Impact Assessment required
Prior to commencement of the development a noise impact assessment must be carried out
and submitted to the Local Planning Authority in writing for approval. The development shall
be constructed and completed in accordance with the approved scheme. The assessment
must include:
a) Existing background noise levels
b) The actual noise levels generated by the existing commercial premises
c) A scheme of mitigation to ensure that the proposed development is not adversely effected
by the existing noise climate. The scheme should include full details of all measures to be
adopted and should demonstrate that the ambient noise levels within the proposed domestic
properties will not exceed the levels contained within BS8233 (7.7.2.) or the WHO guidance
on outside amenity areas. All works which form part of the scheme shall be agreed and
completed before any part of the noise sensitive development is occupied.

All measurements to be taken with a sound level meter of IEC 651 Type 1, or BS EN 61672
Class 1, standard (or the equivalent relevant UK adopted standard in force at the time of the
measurements) set to measure using a fast time weighted response. This should be
calibrated in accordance with the procedure specified in BS 4142: 2014 (or the equivalent
relevant UK adopted standard in force at the time of the measurements).
Reason forReason for condition:-
The details are required prior to the commencement of development to protect the amenities
of the locality from the outset of the development in accordance with Policy DC 1 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009.
This condition will require to be discharged
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10 Contaminated Land - Site
Investigation/Remediation
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the development
hereby approved:
A.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include: (i) a survey of the extent, scale
and nature of contamination; (ii) an assessment of the potential risks to: human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
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.
INFORMATIVE:-
Land contamination risk assessment is a step-by-step process.  During the course of the risk
assessment process set out in the above condition, it may become clear that no further work
is necessary to address land contamination risks.  Where this is the case the condition may
be discharged by the Council without all the steps specified being completed.  In all cases
written confirmation should be obtained from the Council confirming that the requirements of
the condition have been met.
This condition will require to be discharged

11 Contaminated Land - Unexpected
Contamination
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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

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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