
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0492/F CASE OFFICER Naomi Minto

LOCATION: SWAFFHAM APPNTYPE: Full
Land at Stanfield House POLICY: Out Settlemnt Bndry
Low Road, Lynn Road, Swaffham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr John Ball
c/o Agent

LB GRADE: N

AGENT: Icon Consulting
Hethel Engineering Centre Chapman
Way

TPO: N

PROPOSAL: Detached dwelling and garage

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Committee as the site falls outside of the settlement boundary and is therefore
contrary to Policy.

KEY ISSUES

Principle of development
Impact on character and appearance of the area
Impact on amenity
Highways

DESCRIPTION OF DEVELOPMENT

The application seeks planning permission for the construction of one detached five bedroom two storey
dwelling and detached single storey double garage.  Access to the proposed site is off Low Road.

SITE AND LOCATION

The application site is on land to the North West of Stanfield House, Lynn Road, Swaffham.  It is located
outside but directly adjacent to the settlement boundary of Swaffham.  There are residential properties
located to the north of the site.  Stanfield House to the south east of the site is currently used as a children's
residential care home.  Land to the south and west of the site has full planning permission for nine dwellings
under ref 3PL/2017/0314/F.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3DC/2016/0094/DOC DOC - COMPLETE 19-08-16
Discharge of conditions 5, 6, 8, 12, 13, 15, 16 on 3PL/2014/0125/F

3PL/2009/0331/F Permission 07-12-09
Retirement village comprising care home, cottages, access & parking

3PL/2012/0909/O Permission 25-03-13
Retirement Village comprising of care home and 13 assisted living cottages

3PL/2014/0125/F Permission 20-08-14
Proposed Residential Development

3PL/2017/0314/F Permission 21-12-17
Construction of 9 dwellings

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.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
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
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

SWAFFHAM TOWN COUNCIL
No objection.
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NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objections, subject to conditions.

REPRESENTATIONS

Eight neighbours consulted and site notice displayed on 15 May 2018.  One representation received raising
the following main points of objection;

- Traffic concerns
- increase in traffic on un-adopted road

ASSESSMENT NOTES

1.  Principle of development

1.1.  The site sits adjacent to the settlement boundary of the town of Swaffham.  Therefore, the proposal is
contrary to Policies SS1, DC2, CP1 and CP14 of the adopted Core Strategy.

1.2.  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) states that where an authority
does not have an up to date five year housing land supply (at present the District has 4.6 years), the relevant
local policies for the supply of housing as referred to above should not be considered up to date and
therefore housing applications should be considered in the context of the presumption in favour of
sustainable development.

1.3.  The Government defines sustainable development as having three roles:-
- economic, in terms of building a strong economy and in particular by ensuring that sufficient land of the right
type is available in the right places
- social, by supporting, strong vibrant 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 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 proposed dwelling is well located to services and
facilities (public house, school, shops etc) and as such will make a positive contribution in this regard.  The
town benefits from 19 local bus services and 3 coach services, a number of which pass in close proximity of
the site, along Lynn Road.  The market town of Swaffham has an excellent range of local services and
amenities, a significant proportion of which are available within walking distance of the site.

1.6.  Footnote 11 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.  This
could be achieved by a suitable condition.
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1.7.  Notwithstanding that the site lies outside the settlement boundary, albeit adjacent to it, the scheme is
considered to represent a sustainable form of development which would positively contribute to the shortfall
of housing within the District.  In addition, the principle of development has already been established to the
west and south of the site by the grant of planning permission 3PL/2017/0314/F for nine dwellings.
Therefore, the principle of development is considered to be acceptable.

2.  Impact on character and appearance

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 development.  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.

2.2.  The application proposes a two storey, five bedroom detached dwelling and detached single storey
double garage.  Materials proposed to be used in the construction of the dwelling include face brickwork,
render and pan-tiled roof, all of which are considered to be in keeping with existing dwelling within the
locality.  Furthermore, the scale and form of the proposed dwelling is in keeping with dwellings approved to
the south and west of the site under planning ref: 3PL/2017/0314/F.  The dwelling will not appear overly
prominent in views from public or private vantage point and in so doing will not result in an adverse impact on
the character and appearance of the area.  In light of the above, the application is considered to satisfactorily
comply with the environmental role of sustainable development and Policies CP11 and DC16 of the adopted
Core Strategy.

3.  Impact on amenity

3.1.  Policy DC1 seeks to protect residential amenity.  The relationship of the proposed two storey dwelling to
neighbouring dwellings and private open space is such that visual dominance, loss of light, overlooking and
overshadowing impacts all fall within acceptable parameters.  Windows have been positioned to avoid direct
overlooking.  It is concluded that the proposal will maintain an acceptable level of residential amenity for
neighbouring occupants, consistent with Policy DC1.

4.  Highways

4.1.  One representation was received which raised concern in respect of increased traffic along Low Road
as a result of the proposal.  Low Road is a privately owned single track road which, for the most part does not
allow a two way flow of vehicular traffic.  Norfolk County Council Highways were consulted on as part of the
application process and advised that at its connection with Highfield Avenue, Low Road is adequately
surfaced and is sufficiently wide enough to enable two vehicles to pass and consequently Highways did not
consider that the proposal would lead to an adverse impact on the surrounding highway network.  A suitable
condition can be imposed requiring the parking area to be retained for that specific use in order to prevent
Low Road from being obstructed.

5.  Conclusion

5.1.  In terms of the overall planning balance of the scheme, the proposal is considered to represent a
sustainable form of development and is acceptable taking into account the Council's lack of a 5 year supply
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of housing land having regard to the NPPF.

5.2.  The site lies in close proximity to the town of Swaffham and the proposed layout of the dwelling, its
scale and form are considered to reflect the existing character of the area.  In addition, the proposal would
not compromise neighbour amenity and satisfies highway safety requirements.  Accordingly, the application
is recommended for approval subject to conditions.

RECOMMENDATION Planning Permission

CONDITIONS

2 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

3 Boundary treatment/screening to be agreed
Prior to the 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.  The boundary
treatment/screening shall be completed before the building is first occupied.  Development
shall be carried out in its entirety in accordance with the approved details.
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 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.

6 External materials to be approved
Prior to the commencement of any works above slab level precise details of the type and
colour of the external materials shall be submitted to and approved in writing by the Local
Planning Authority.  Only such agreed materials shall be used in connection with this
approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, 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

8 Ground Gas Protection Measures
The development shall include ground gas protection measures, or a site investigation may
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be undertaken to provide site specific assessment which would need to be acted on
accordingly. The Local Planning Authority shall approve the proposals in either case before
works on the site commence. The scheme shall be constructed and completed in
accordance with the approved specification at such times as may be specified in the
approved scheme.
Reason for condition:-
To ensure a safe development.
This condition will require to be discharged

9 Provision of parking and servicing - when shown
on plan
Prior to the first occupation of the development hereby permitted the proposed access / on-
site car parking 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 and prevent Low
Road being obstructed, in the interests of highway safety.

10 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

11 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.  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.
B. Implementation of Approved Remediation Scheme
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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

13 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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