
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2018/0497/F CASE OFFICER Lisa ODonovan

LOCATION: DEREHAM APPNTYPE: Full
Development Plot At 72 POLICY: In Settlemnt Bndry
Norwich Road, Dereham ALLOCATION: N

CONS AREA: N

APPLICANT: CSCL Developments Ltd
c/o Agent

LB GRADE: N

AGENT: Colin Smith
Down Ampney Well Hill Yaxham

TPO: N

PROPOSAL: Proposed dwelling

REASON FOR COMMITTEE CONSIDERATION

The application was called in by the Chairman.

KEY ISSUES

Principle
Impact on character and appearance
Amenity impact
Highway safety

DESCRIPTION OF DEVELOPMENT

The application seeks Full permission for the erection of one, single storey dwelling on land to the south of 72
Norwich Road.  The dwelling proposed is a modest three bed dwelling and is proposed to sit within the plot
gable end facing a private driveway off Norwich Road.  Materials have not been specified.

SITE AND LOCATION

The land currently forms garden area to No.72 however has been portioned away by a close boarded fence,
which also forms the boundary screening on all boundaries with a wall to the rear currently.  The bungalow
known as Sangree is situated immediately to the south, side elevation of the site with the two-storey
dwellings fronting Norwich Road to the north.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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3PL/2018/0176/F - Proposed dwelling - Refusal

Adj. site (No.72) referred to in my report

3PL/2017/1339/F - Conversion of existing detached house to 2no 3 bedroom semi detached houses,
incorporating first floor side extension and garage - Permission

3PL/2017/1444/F - A pair of semi detached houses (revised scheme 3PL/2017/0439) - Permission

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
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

DEREHAM T C
There are concerns regarding access onto Norwich Road.Councillors felt it was a cramped design and a two
bed would be better suited. Not a design to be proud of. Due to high fencing there would be insufficient
lighting. Not in keeping with surrounding area.
NORFOLK COUNTY COUNCIL HIGHWAYS
I previously commented on a proposal to serve this site via Greenfields Road (3PL/2018/0176) and raised no
objections in principle.

The current proposal intends serving the site by a private track which already serve 3 dwellings, is of
inadequate width to enable two cars to pass and has no communal turning facilities.

Unless the applicant can widen the track to at least 4.5m and provide a communal turning facility then the
application will need to be amended to provide access from Greenfields Road.
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Please will would obtain a revised plan for comment.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
What looked like trees on aerial pictures are only quite small ornamentals and shrubs. It is very unlikely that
there will be any implications, therefore contrary to my comments, no survey will be required.

PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

Site notice erected: 18-05-2018
Consultations issued: 10-05-2018
Re-consultations issued: 05-07-2018

One letter of objection received raising concerns in respect of highway safety and the use of the track and
also the development being a cramped form of development which relates as overdevelopment of the site.

ASSESSMENT NOTES

Assessment

The application is the re-submission of a previously refused scheme, the following changes have been made:

- The dwelling now faces the track to the west of the site as opposed to Greenfields Road to the east.
- Planting is shown on the boundaries.
- All elevations have changed.
- There has been a slight extension to the plot width.

Despite these amendments, the issues and concerns outlined in the previous refusal are considered to
remain.

Principle

The site lies inside the Dereham Settlement Boundary, Dereham is a Town Centre with a wide range of
services and facilities, therefore the principle of development is acceptable subject to appropriate density,
mix, type and character.

Impact on the character and appearance of the area

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.
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The application seeks the creation of a narrow plot fronting the access road to the west, set to the south of
the main dwelling which fronts Norwich Road.  There are three dwellings already accessed by this track, their
frontages range from approximately 13m - 45m.  The proposed plot measures off plan approximately 9m
across the frontage.  This narrow plot size alongside the proximity to the dwelling to the south known as
Sangaree relates as a cramped and contrived form of development, out of keeping with the overall character
of the area, contrary to Policy DC16 and contrary to paragraph 64 of the NPPF which seeks to refuse
development of poor design that fails to take the opportunities available for improving the character and
quality of an area and the way it functions.

Impact on amenity

Policy DC1 seeks to protect residential amenity and that all new development must have regard to amenity
considerations and states that development will not be permitted where there are unacceptable effects on the
amenity of neighbouring residents and future occupants.

The proposal seeks permission for a dwelling to the south of No.72 Norwich Road.  No.72 is currently
undergoing renovation and extension to create 2no. 3 bed dwellings following planning permission, and the
site to the west of No.72 has permission for the erection of a pair of semi-detached dwellings.  The scale of
the development to the north, particularly the new build proposed to the west of No.72 will appear over-
dominant and will result in perceived overlooking/loss of privacy by virtue of the proximity and scale of these
approved dwellings at two and half storeys.   In addition, the site will be in close proximity to the side flank
elevation of Sangaree, where there are four openings, the main entrance way and front door, two windows
serving a bathroom/WC and a bedroom window.  It is considered that given the close proximity to
boundaries, whilst planting is shown on the plans, the likelihood of this hedge being retained is unlikely given
the implications in terms of space within the site and loss of light to windows, of the proposed dwelling and
the neighbouring property.  As a result of these factors, the proposal fails to have due regard to Policy DC1
and paragraph 17 of the NPPF which seeks to in part always seek to secure high quality design and a good
standard of amenity for all existing and future occupants of land and buildings

Highway safety

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. The Highway Authority
considers that the current proposal intends serving the site by a private track which already serve 3
dwellings, is of inadequate width to enable two cars to pass and has no communal turning facilities.

They advised that unless the applicant can widen the track to at least 4.5m and provide a communal turning
facility then the application will need to be amended to provide access from Greenfields Road.

This was relayed to the Agent however there are design and character impacts as a result of the frontage
leading from Greenfields Road.

Notwithstanding the above, on balance, taking into account that the access track already serves three
dwellings, the visibility is good onto Norwich Road and traffic speeds are low, it is not considered that a
refusal could be substantiated on the highway safety grounds.

Planning Balance

In conclusion, whilst it is acknowledged that the proposed development is sited within a sustainable, market
town location, it is considered that the harmful impact of the development on the character and appearance
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of the area is unacceptable in this location.  Further,  the adverse impact on the amenity of any future
residents of the dwelling, particularly once the permissions granted at No.72 have been completed will be
significant, specifically in relation to perceived overlooking and over-dominance.  As a result, the application
is recommended for refusal.

RECOMMENDATION Refusal of Planning Permission

REASON(S) FOR REFUSAL

1 Cramped development/out of character
The proposed dwelling given the size and shape of the plot would result in a narrow,
cramped and unsatisfactory form of development detrimental out of character with the
prevailing pattern of development in the locality, contrary to Policies DC1 and DC16 of the
Core Strategy as well as having regard to paragraph 64 of the National Planning Policy
Framework.

2 Amenity impact
The occupiers of the proposed dwelling would likely be adversely affected due to over-
dominance as a result of the cumulative impact of the development approved to the north of
the site.  In addition, the proximity of the proposed dwelling to the side boundary, adjoining
Sangaree is likely to cause further adverse impact in respect of the existing planting on this
boundary, as the nearest side flank elevation of this property serves the main entranceway,
and a bedroom. It is considered that the retention of the existing hedging as shown on the
plan is unlikely to be achievable given the proximity to the proposed dwelling and the
implications in terms of loss of light and circulation space around the proposed dwelling,
which would further result in a negative impact on the nearest neighbour in terms of the loss
of boundary treatment, contrary to Policy DC1 and paragraph 17 of the NPPF.
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