
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1214/O CASE OFFICER Lisa ODonovan

LOCATION: ATTLEBOROUGH APPNTYPE: Outline
Land to rear of White Pillars POLICY: Out Settlemnt Bndry
London Road, Attleborough ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Martin Banham
White Pillars, London Road Attleborough

LB GRADE: N

AGENT: One Planning Ltd
Gateway (Unit 3) 83-87 Pottergate

TPO: N

PROPOSAL: Erection of 1 detached dwelling and garage

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highway safety
Ecological implications
Tree implications

DESCRIPTION OF DEVELOPMENT

The application seeks outline permission to include access for the erection of one detached dwelling and
garage.  Access proposed to the north east of the dwelling known as White Gates.

SITE AND LOCATION

The site is accessed via a track leading from London Road which is situated between White Gates and The
Grove Inn, both are two-storey red brick dwellings, The Grove is an older dwelling.  The land to the south-
west of the plot has recently had three dwellings built on it following permission given in 2015
(3PL/2015/0486/F).

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
CP.14 Sustainable Rural Communities
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

ATTLEBOROUGH TC
Refuse - over development of site and concerns regarding highways access.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
The tree loss within the site is unlikely to have significant wider landscape impact, current positioning of plot 1
is unlikely to be acceptable due to proximity of neighbours trees and the likelihood of future pressure to
heavily prune/remove
ENVIRONMENTAL HEALTH OFFICERS
There are no objections or comments on the grounds of Environmental Protection, providing the
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development proceeds in line with the application details.

REPRESENTATIONS

Site notice: 23-10-2018
Consultations issued: 19-10-2018
Re-consultations issued: 19-12-2018

Three representations received raising the following:
- Loss of privacy
- Access by emergency vehicles
- Damage caused by lorries
- Residential amenity impact (noise and disturbance)
- Width of the road/access
- Surface water drainage
- Highway safety
- Human Rights

These issues are addressed within the main body of the report.

ASSESSMENT NOTES

1.0  The proposal was amended during the course of the application process in order to reduce the scheme
from three dwellings to one.  This amendment was the subject of a re-consultation.

2.0  Principle

2.1  The application site lies outside of any defined Settlement Boundary.  The development of the site for
housing would therefore conflict with Core Strategy Policy CP14, which seeks to focus new housing within
defined settlement boundaries.  However, as the Council cannot currently demonstrate a 5 year supply of
housing land, Policy CP14 cannot be considered to be up-to-date insofar as it relates to the supply of
housing land and can be given little weight.

2.2  In this situation, the presumption in favour of sustainable development set out in the National Planning
Policy Framework (NPPF) means that permission for development should be granted unless any adverse
impacts of so doing would significantly and demonstrably outweigh the benefits or specific policies in the
Framework indicate that development should be restricted.

2.3  As per paragraph 8 of the NPPF, there are three dimensions to sustainable development: economic,
social and environmental.  The NPPF states that these roles should not be undertaken in isolation, because
they are mutually dependent.

2.5  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services.  Attleborough is subject to a variety of services
and has the potential to meet all everyday needs, including shopping, employment and education.  The town
centre is located approximately one mile to the north east and the site connects with the town centre via a
public footpath.  Attleborough is subject to a range of public transport services, connecting the town with the
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City of Norwich.  A bus service operating half hourly and train service operating hourly connect the two
settlements.  The bus stop nearest to the site is located on Dodds Road, approximately 100m to the north of
the site.  The local amenities available in Attleborough are accessible and within walking distance to the site,
providing all everyday needs.  In addition bus and train services would provide an alternative to the car,
consistent with the social and environmental dimensions to sustainable development.  These considerations
weigh in favour of the proposal.

2.6  The proposal would make a positive, albeit modest, contribution towards the provision of housing in the
area, and its construction would provide some short term economic benefits.  With regard to availability and
deliverability, whilst this is an outline application, the site is within the applicant's ownership and available
now, making the development deliverable within a reduced period of 2 years to meet the housing shortfall.
The above observations confirm the proposal supports the economic dimension to sustainable development.
Again, these considerations weigh in favour of the proposal.

3.0  Impact on the character and appearance of the area

3.1  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.

3.2  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.

3.3  White Pillars forms parts of a cluster of linear development on the western side of London Road.  The
property is bounded by residential development to the north and south.  Given the relationship of the site to
adjoining linear development, the plot very much presents as a backland development site.  The eastern side
of London Road is of a more varied form with Haverscroft Industrial Estate running perpendicular to the
highway, appearing as backland development and interrupting the generally linear form.  In addition the
industrial estate provides an established edge to development.  The proposal would alter the linear form of
development the western side of London Road, however would be largely unseen from the public realm.  In
addition, the adjacent site at Hawthorndon was granted permission and the dwellings are currently under
construction, this permission accepting backland development.  The proposed dwelling would be set within
an enclosed, enlarged garden area therefore not encroaching into open countryside, thus maintaining the
established edge to development.  The extremities of the site are subject to trees and hedging providing
extensive screening.  The existing screening combined with the manicured appearance of the plot, promotes
a particularly enclosed, domestic character.  The introduction of dwelling would preserve the domestic
character of the site, whilst having a limited impact upon the wider rural setting and countryside.  In light of
this site-specific context, it is concluded that the development will not appear visually intrusive and would not
result in an isolated development.

4.0  Amenity impact

4.1  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.

4.2  The application is submitted in outline with only access as a matter for consideration, therefore amenity
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impact will be properly assessed at the reserved matters stage.  Notwithstanding this, the proposal has been
amended from four to a single dwelling and an indicative layout demonstrates that a dwelling can be
accommodated within the site in order to minimise amenity impact.  In terms of noise and disturbance
resulting from the access, the significant reduction in the number of dwellings from three to one is considered
sufficient in order to render the scheme acceptable in this regard.  In light of the above, the proposal is
considered to have due regard to Policy DC1.

4.3  In terms of the comments made by the neighbouring residents in respect of surface water drainage it
should be noted that the Government Flooding maps doesn't indicate that the area/site is prone to surface
water drainage issues, notwithstanding this, surface water drainage would be fully considered at the Building
Regulations stage, as would emergency vehicle access, however it should be noted that this issue would be
properly considered once the layout of the site is finalised and again, fully at the Building Regulations stage.

4.4 The proposal is not considered to breach human rights.  Again, amenity and privacy can be properly
considered and assessed at the reserved matters stage,  but, as stated above, it is considered large enough
to accommodate a dwelling without significantly infringing on the privacy of the neighbouring dwellings.  It
should be noted that loss of view is not a material planning consideration.

5.0  Highway safety

5.1  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.

5.2  Access is proposed for consideration at outline stage, an existing access is proposed for use which will
be improved in order to accommodate the development, the access runs between residential dwellings
known as White Gates and The Grove.  The site is large enough to accommodate parking and turning.
Norfolk County Council Highways Team was consulted on the scheme and raised no objection subject to
conditions.  In light of these factors, the proposal is considered to accord with Policy DC19 and CP4.

6.0  Ecological implications

6.1  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.

6.2  The application was supported by a Preliminary Ecological Appraisal (Gray Ecology; May 2018). The
PEA report is considered by the Ecology Team as fit for purpose. The mitigation measures proposed to
reduce the likelihood of impacts on ecological receptors are supported.   Enhancement measures to provide
a 'net gain for biodiversity' (paragraph 170, NPPF) need to be incorporated into the site's design.  In light of
the above and subject to conditions, the application is considered to have due regard to Policy CP10.

7.0  Tree implications

7.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

7.2  The site is surrounded by established trees and vegetation, none of which are the subject of a protection
order.

7.3  The application was supported by an Arboriculatural Impact Assessment, although this was based on the
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original layout and larger scheme.  The Tree and Countryside Officer has advised that there are no objection
to the principle however further detail will be required at reserved matters in relation to the final layout and a
monitoring programme for works within the root protection areas of the trees.

8.0  Planning Balance

8.1  The proposal seeks to provide a single dwelling close to Attleborough, a Market Town, which on balance
is considered to be a sustainable location.  The  site is not considered to be of a significant landscape value
given the existing, surrounding development and enclosed nature.  Development in this location is not
considered to significantly and demonstrably impact, given the above matters, the application is therefore
recommended for approval..

RECOMMENDATION

Grant Planning Permission subject to conditions:

CONDITIONS

1 Outline Time Limit (2 years) Early Delivery
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 TWO YEARS 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 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, layout, scale 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 New access (over
verge/ditch/watercourse/footway)
Prior to the first occupation of the development hereby permitted the vehicular shall be
constructed in accordance with a detailed scheme to be agreed in writing with the Local
Planning Authority and thereafter retained at the position shown on the approved plan.
Additionally the access shall be constructed to a minimum width of 4.8 metres for the first 10
metres as measured from the nearside carriageway edge. Arrangements shall be made for
surface water drainage to be intercepted and disposal of separately so that it does not
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discharge from or onto the highway.
Reason for condition:-
To ensure construction of a satisfactory access and to avoid carriage of extraneous material
or surface water from or onto the highway in the interests of highway safety.
This condition will require to be discharged

5 Construction traffic (parking)
Development shall not commence until a scheme detailing provision for on-site parking for
construction workers, turning and waiting for delivery vehicles and wheel washing
arrangements 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 for condition:-
To ensure adequate off-street parking during construction in the interests of highway safety.
This needs to be a pre-commencement condition as it deals with the construction period of
the development.
This condition will require to be discharged

6 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

7 Reserved matters in relation to trees
The reserved matters shall include an updated tree protection plan and method statement
based on the final layout and shall include specific no-dig construction and a monitoring
program for any works proposed within the root protection area of retained trees.
Reason for condition:-
In order to safeguard the protection of trees from the outset of the development, in
accordance with Policy DC 12 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

8 Ecology - mitigation
The development shall proceed in-line with Section 6 of the Preliminary Ecological Appraisal
(Gray Ecology; May 2018) including but not limited to the soft felling of the diseased willow
tree.
Reason for condition:-
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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.

9 Reserved matters to include ecology
enhancement
The reserved matters submission shall include the enhancement measures outlined in
Section 7 of the Preliminary Ecological Appraisal (Gray Ecology; May 2018).
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.

12 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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