
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1423/O CASE OFFICER Fiona Hunter

LOCATION: SAHAM TONEY APPNTYPE: Outline
Land adjacent Stanway Farm POLICY: Out Settlemnt Bndry
Chequers Lane, Saham Toney ALLOCATION: N

CONS AREA: N

APPLICANT: Mrs Anne Bowes
c/o Agent

LB GRADE: N

AGENT: Studio 35 - Architectural Design
5 Granary Close Freethorpe

TPO: N

PROPOSAL: Demolition of existing out buildings and erection of 3no. Residential Dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is reported to planning committee as the site is outside the settlement boundary and
therefore contrary to the adopted Development Plan.

KEY ISSUES

Principle of Development
Highways Safety
Trees and Ecology
Residential Amenity
Ecology
Flooding and Drainage
Other issues - Contamination and Flooding, Drainage

DESCRIPTION OF DEVELOPMENT

The application seeks Outline planning permission for the demolition of existing outbuildings and erection of
3 residential dwellings with details of access, layout and scale, with all other matters reserved, for land
adjacent to Stanway Farm, Saham Toney.

The buildings to be demolished have a combined floor area of 572sqm.

SITE AND LOCATION

The site is located to the west of Chequers Lane and extends to 0.7ha. The southern part of the site is
undeveloped agricultural land, the northern part of the site comprises areas of hard standing and two
agricultural/ storage buildings. The site forms part of Stanway Farm, with the farm house located to the north
of the site.
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The site bounded by Chequers Lane to the east, where the existing and proposed access connect to. To the
north of the site is Stanway Farm including agricultural buildings and the 2 storey white rendered farm house.
To the south is Rosecroft which is a 1 and a half storey white render and red pantile house. To the south of
Rosecroft is a development site with planning permission for 5 houses (ref: 3PL/2015/0242/F). To the west is
agricultural fields.

The site is located immediately 400m from the Settlement Boundary of the Service Centre Village of Saham
Toney, and is approximately 1km north-east of the centre of the village. Saham Toney has a primary school,
village hall, public house and bus service.

The Market Town of Watton is located 1.4miles to the south of the site.

EIA REQUIRED

No

RELEVANT SITE HISTORY

There is no relevant planning history for the application site. However, planning permission has been granted
for residential development to the south of the site, which is detailed below:

-  3PL/2015/0242/F - Proposed 5no. Residential Dwellings - Approved 07/09/2016
-  3PL/2016/1108/VAR - Proposed 5no. Residential Dwellings - Approved 12/01/2017
-  3PL//2017/0655/VAR - Proposed 5no. Residential Dwellings - Approved 12/07/2017

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

Not Applicable

CONSULTATIONS

SAHAM TONEY P C
Objects as there is a strong possibility of flooding in the area. The conclusions of the flood risk assessment
and surface water drainage strategy state that in a flood event people would not have safe access to or from
the proposed dwellings and it would be unlikely that emergency vehicles would have safe access to the site
during a flood event.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection, subject to further bat activity survey being submitted for consideration.
CONTAMINATED LAND OFFICER
No objection, subject to a condition for unexpected contamination.
ENVIRONMENTAL HEALTH OFFICERS
Insufficient evidence in relation to the dog breeding business for me to ensure the development will not
cause significant environmental concern.

REPRESENTATIONS

A site notice was displayed at the entrance of the site on 30/11/2017 for 21 days. In addition, 3 neighbours
were consulted directly by post.

One local representation from a neighbour has been received for this application, raising the following points
of objection:

- Outside settlement boundary
- Inaccurate statements within Design and Access Statement
- Site located on a wildlife corridor
- Flooding.

ASSESSMENT NOTES

1.0  Principle of Development

1.1 This application seeks Outline planning permission with details of access, layout and scale for the
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erection of 3  dwellings on land adjacent to the Service Centre Village of Saham Toney. The site is outside
the settlement boundary falling within the countryside. For this reason, the proposal conflicts, in principle,
with Policies SS01, DC02 and CP14 of the adopted Core Strategy and Development Control Policies
Development Plan Document, (2009), which seek to focus new housing within defined Settlement
Boundaries.

1.2 The Council does not currently have a published 5 year land housing supply as required by the National
Planning Policy Framework, which provides national planning guidance for local planning authorities and is a
strong material consideration in the determination of planning applications. 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
specifically for the supply of housing, should not be considered up-to-date. Furthermore, housing applications
should be considered in the context of the presumption in favour of sustainable development unless any
adverse impacts of doing so would demonstrably outweigh the benefits or specific policies in the Framework
indicate that development should be restricted. On the aforementioned basis, other principle planning issues
for the application are considered below.

Principle of Development - Sustainable Location

1.3  The site is located immediately adjacent to Saham Toney Settlement Boundary, and is approximately
1km north-east of the centre of the village (by road). Saham Toney has a primary school, village hall, public
house, cricket club and bus service which provides a regular service to Swaffham, Watton and Dereham. The
residents would therefore be able to use village services for some of their day to day needs, and use the bus
service to reach 3 local market towns for their other needs. The nearest Market Town is Watton, which only
1.4miles distant.

1.4  On the aforementioned basis, the proposal is sustainably located near to some services and facilities,
and has access to a bus service for a wider range. Residents would therefore not be reliant on the use of
private car for their daily needs and the site is considered to be sustainable location for housing development
whilst the Council seeks to deliver a 5 year land supply of housing.

2.0  Impact Upon the Countryside

2.1 The site is located within the countryside in a plot of part developed, part undeveloped agricultural land
currently used as storage space for the business at Stanway Farm. The buildings to be demolished have a
combined floor area of 572sqm. Due to the demolition of the dated agricultural buildings and the erection of
three houses, the development will change the appearance of this part of the street. However, due to the
existing residential properties to the north and south, the development will appear as infill and will not be out
of character with the area or intrude into open countryside.

2.2 The site located at the edge of the village, which is an area of transition between village to countryside
and therefore the layout and scale of development are of relevance to their impact on the area.  The layout
details the three dwellings will be set back from the road, broadly accordingly with the front elevation of
Rosecroft to the south and the existing barn to the north. This provides plenty of opportunity for planting to
soften and tie in the development to the existing area, together with provision of car parking above standards
so there will be low risk of regular on-street parking. The layout is therefore considered acceptable.

2.3 The application proposed 1 x one and half storey unit at the southern most part of the site, and 2 x two
storey units. This would respect the existing street scene with the lower part of the development toward
Rosecroft which is one and half storey, rising to two storeys towards the existing two storey farm house. The
scale is therefore considered acceptable.
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2.4 Subject to securing a high quality sensitive design at the reserved matters stage, the development by it's
location between two developed area, low density of development, retention of hedge along the Chequers
lane, it's layout and scale, will not have a negative impact on the appearance of the countryside in this area,
or the street scene. The proposal is therefore compliant with policies DC 6 and CP 11.

3.0  Highways Safety

3.1 There is no objection from Highways for the application, subject to conditions relating to delivery of the
necessary access, details of parking, prevention of surface water discharge onto the highway and details of
construction traffic and wheel cleaning. The proposal is therefore consider to comply with Policy CP 4 as well
as having regard to paragraph 32 of the NPPF.

3.2 Policy DC19 requires in rural locations new housing to have a minimum of 2 car parking spaces. The
layout plans illustrate a double garage to each property together with sufficient space for at least 3 cars to
park externally per property.

4.0  Trees and Ecology

4.1 The site is boarded by trees and hedges the majority of which can be retained as part of the
development. The submitted indicative development proposal would require the loss of 1 category 'B' tree, 1
category 'C' tree, partial loss of a category 'B' group and total loss of another category 'B' group. Category 'C'
are trees of low quality, category 'B' are trees of moderate quality. Due to the lower category/ quality of these
trees, replacement planting is considered acceptable. Accordingly it is considered the proposal would have
appropriate regard to Policy DC12.

4.2 An Ecology Survey was submitted with the application, with a bat survey being subsequently submitted
on request of NCC Natural Environment Team and the case officer. The bat activity survey found that the site
is not being used for roosting bats, but is being used for foraging bats. Mitigation is proposed as follows:
demolition outside of bird breeding season, external lighting constraints, installation of bat boxes and soft
landscaping species.

4.3 The Natural Environment Teams response to the bat survey is awaited, subject to the removal of their
objection, and in light of professional bat survey received, the ecology impacts are considered acceptable
and accord with Policy CP 10.

5.0   Residential Amenity

5.1 The application seeks approval of layout, with the new house proposed to correspond roughly with the
building line of the Rosecroft to the south and barn at Stanway Farm to the north. Whilst the internal layout
and elevations are reserved for future determination, the indicative plan demonstrates that the proposed 3
dwellinghouses can be accommodated on site. More specifically, there is sufficient separation distance to
prevent any overshadowing of neighbours houses or gardens or to create a sense of enclosure. Window
placement should not be south facing for Plot 3 or north facing for Plot 1 at first floor level, unless obscured
windows, to preserve neighbours privacy.

5.2 Accordingly the proposal is considered to comply with Policy DC01, subject to detailed design reserved
for future determination.

6.0  Flooding and Drainage
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6.1 The site is located with Flood Risk Zone 1, which has a low risk of flooding from rivers and sea. The site
is at 'low' risk of flooding from surface water, which comprises a risk of between 0.1% and 1% annually. The
government's maps show that during the low risk (1 in 100 years plus climate change) event there would be
on-site flooding of below 300mm which as a hazard risk to people would be considered 'Very Low', other than
the north-east corner which would be between 300mm to 900mm. The submitted flooding and drainage
identified a moderate risk of flooding from groundwater.

The report goes onto state that "The proposed layout shows that all built development will be located across
very low risk areas of the site thus providing safe (dry) refuge at all times and ensuring that the offsite flood
risk is not increased.". During a peak flood risk event, Chequers Lane, is considered "Dangerous for Most".
However, the residents would be safe from flooding within their properties.

The report makes the following recommendations:

- Finished Floor Levels should be at least 150mm above existing ground levels
- Permeable paving areas should be graded so that runoff onto neighbours is prevented
- Water exclusion strategy for foundations
- Infiltration unlikely to be feasible, surface water drainage will therefore be attenuated through the use of
permeable paving prior to discharge into the local ditch.

6.2 Subject to conditioning the above points, together with a detailed drainage strategy, the new houses
should not be at risk of flooding, nor will it lead to increased risk of flooding off-site. Exact finished floor levels
should be conditioned to explore whether these should be set at 300mm opposed to the 150mm stated by
the report.

6.3 The Parish Council and a local resident have raised concern about local flooding and submitted report.
Whilst these comments have been considered, the flooding and drainage has been assessed in detail and
found to be accepted as detailed above.

6.4 On the foregoing basis, the development has been found to be safe from flooding for the life time of
development allowing for climate change, together with no increased risk of flooding off-site. The proposal
thus accords with Policy DC 13.

7.0  Other issues

7.1 The  Contaminated Land Officer was consulted on this application and raised no objections, subject to
compliance with the submitted details. The proposal therefore complies with Policy CP 9.

7.2 Disposal of foul water is recommended to be conditioned to ensure a satisfactory solution is agreed,
however, the application forms state main sewer is the proposed strategy.

7.3 Environmental Health Officers have raised concerns regarding the use of the adjoining Stanway Farm as
a kennel and dog breeding business. This business is very small in scale and not considered to cause a
levels of noise or odour to justify refusal of the proposed dwellings on this basis.

8.0  Conclusion / Planning Balance
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8.1 The application does not accord with the adopted development plan as the site falls out any settlement
boundary. However, the Council does not currently have a 5 year land supply as required by the NPPF and
this development would provide a small contribution towards Breckland's Housing supply. On this basis, the
other key principle considerations for this proposal must be assessed and are whether the site is a
sustainable location for housing.

8.2 The site is in a sustainable location with access to a range of services and facilities within Saham Toney,
including a bus service which provides a regular service to the market town of Watton which is 1.4miles
distant. The residents will therefore not be reliant on the use of private car to meet their day to day needs and
in this regard is acceptable.

8.3 The site is well related to the village of Saham Toney and is between two residential areas facing
Chequers Lane. The site will therefore not comprise intrusion onto the open countryside. Furthermore, due to
existing development and woodland belts, the site will not be visible from medium and long distance
viewpoints. The location of the development is therefore considered acceptable as per the requirements of
Policy CP 11, and is not isolated which the NPPF seeks to avoid.

8.4  The layout of the development, which is a matter for approval, will not appear overly dominant or out of
character for the area due to conforming with the existing building line, the opportunity for new landscaping
features and retention of the existing hedge along the road. The scale of development has likewise been
found acceptable respecting adjacent residential properties. The development layout thus accords with
Policy CP 11 and DC 16.

8.5 No harm has been identified which would significantly and demonstrably outweigh the benefits of three
new houses, which would provide a small contribution towards the Council's 5 year land supply. Conditioned
approval is therefore recommended.

RECOMMENDATION Outline Planning Permission

CONDITIONS

1 Early delivery of Housing Time limit
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 and in order to ensure
the early delivery of housing.

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.
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3 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 and landscaping of the development.

Reason for condition:-
The details are not included in the current submission.

4 Layout
The details submitted as part of the reserved matters shall broadly accord with the layout set
out on drawing 'The Proposals' reference PL01 Rev A.

Reason for condition:-
To ensure that the site is developed in accordance with the agreed layout principles.

5 Standard outline landscaping condition
As part of any reserved matters application a landscaping and tree planting scheme, which
shall take account of any existing trees or hedges on the site shall be submitted to, and
approved in writing by, the Local Planning Authority.

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 Number of dwellings only (outline)
The reserved matters referred to above shall relate to the construction of three dwellings
only of no more than 2 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.

Informative:-
The southern most dwelling will be required to be either 1 or 1 and half storey in height to
reduce the overall bulk of development and create a transition between the existing southern
neighbour and any new 2 storey properties.

7 Highways conditions
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Prior to the first occupation of the development hereby permitted the vehicular access shall
be provided and thereafter retained at the position shown on the approved plan drawing
number 3506 PL01 Rev A in accordance with the highway specification Dwg. No. TRAD 5
attached for 5 metres as measured from the nearside carriageway edge. 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:-
To ensure satisfactory access into the site and avoid carriage of extraneous material or
surface water from or onto the highway.

8 Highway conditions
Notwithstanding the submitted details the proposed private drive shall be maintained in
perpetuity at a minimum width of 4.5 metres for its complete length and shall be constructed
perpendicular to the highway carriageway for a minimum length of 10 metres as measured
from the near edge of the highway carriageway.

Reason:-
In the interest of highway safety and traffic movement.

9 Non-standard highways condition
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:-
To ensure the permanent availability of the parking / manoeuvring area, in the interests of
highway safety.

10 Non-standard highways condition
Development shall not commence until a scheme detailing provision for on site parking for
construction workers and the delivery and storage of construction materials for the duration
of the construction period has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall be implemented throughout the construction period.

Reason:-
To ensure adequate off-street parking during construction in the interests of highway safety.

11 Non-standard highways condition
No works shall commence on site until the details of wheel cleaning facilities for construction
vehicles have been submitted to and approved in writing by the Local Planning Authority in
consultation with the Highway Authority. For the duration of the construction period all traffic
associated with the construction of the development permitted will use the approved wheel
cleaning facilities.

Reason:-
To prevent extraneous material being deposited on the highway.

12 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority. The details should include finished floor levels for the houses. Only such agreed
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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

13 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.

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

14 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 Highway NOTE Inf 8
NOTES - Where works affect the flow of an ordinary water course then under the terms of
the Flood
and Water Management Act 2010; Land Drainage Act 1991; and Water Resources Act
1991; you need to contact the Flood Water Management team at
water.management@norfolk.gov.uk or Tel: 0344 800 8020.
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