
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1021/F CASE OFFICER Fiona Hunter

LOCATION: GREAT ELLINGHAM APPNTYPE: Full
Land at Hingham Road/ Attleborough
Road

POLICY: Out Settlemnt Bndry

Great Ellingham ALLOCATION: N
CONS AREA: N

APPLICANT: Flagship Housing
C/O Parker Planning Services

LB GRADE: Adjacent Grade 2

AGENT: Parker Planning Services Ltd
Orchard House Hall Lane

TPO: N

PROPOSAL: Residential development of 95 dwellings together with associated access, parking,
landscaping and open space.

REASON FOR COMMITTEE CONSIDERATION

The application is a major and is a deviation from the adopted development plan.

KEY ISSUES

Principle of Development
Impact Upon the Countryside and Setting of the Village
Quantum of Development
Highways
Trees
Ecology
Design
Residential Amenity
Contamination
Flooding and Drainage
Housing Mix and Tenure
Open Space
Infrastructure
Other Matters - Breckland Astronomic Societies Observatory, Police comments, Listed Building Impact,
Electric Charging Points and Archaeology

DESCRIPTION OF DEVELOPMENT

Full planning permission for 95 dwellings together with associated highways, landscaping and drainage.

79 market units are proposed as follows:
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22 x 2 bedroom houses, five of which are bunaglows
23 x 3 bedroom houses, three of which are bunaglows
34 x 4 bedroom houses

16 affordable rent units are proposed as follows:

2 x 1 bedroom houses
9 x 2 bedroom houses, two of which are bunaglows
5 x 3 bedroom houses

A public open space is proposed at the south-west edge of the site extending to approximately 1,522sqm.
However, this land is proposed to be dedicated to highways to enable Highways to form a roundabout at a
future date subject to securing funding.

In the north-east corner of the site is an attenuation lagoon. A Wildlife Mitigation strip area is proposed along
the northern boundary equating to 0.36ha.

The site is proposed to be accessed from Attleborough Road (B1077), with a secondary pedestrian access
from Hingham Road.

Off-site Highways works are proposed including a new pavement to the bus stop to the south-east, 5 new
pedestrian crossing points (tactile pavement) and one pedestrian refuge across Attleborough Road.

SITE AND LOCATION

The site is roughly square in shape and extends to 4.52ha. It's current use is arable agricultural field.  The
site is located adjacent to the north part of the service center village of Great Ellingham. The site is bounded
by trees and hedges.

The site has a road frontages to the east with Hingham Road and to the south with Attleborough Road. The
site abuts the residential properties of Rosedene and The Conifers.

To the west of the site across the road is Great Ellingham Primary School with the village hall, village playing
field and recycling center beyond. Next to the village playing field is the Breckland Atronomical Observatory.
To the south is a residential estate. To the east is Rosedene and Bury Hall which is Grade II Listed. To the
north is agricultural fields.

EIA REQUIRED

No

RELEVANT SITE HISTORY

Site History

3PL/2017/1387/F - Residential development of 49 dwellings comprising 29 market dwellings and 20
affordable dwellings together with associated access, parking, landscaping and open space (east half of site)
- Live application
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3PL/2017/1385/VAR - Variation of condition 2 on 3PL/2014/0683/F (Residential development of 39
dwellings) changes to house types & minor variations to layout - Live application

3PL/2014/0683/F - Residential development for 39 dwellings (Revised scheme) (land east of Hingham Road)
- Refused and then allowed at appeal (8th September 2016)(the consent is understood to be extant)

Great Ellingham Major Residential Planning Permissions and Applications

Live Applications

3PL/2018/0386/O - Development of up to 75 dwellings (re-submission of Mellors Metals)

3PL/2018/0852/F - Residential Development Plus a new Village Shop, Village Hall & Allotments

Planning Permissions

3PL/2016/0648/O - Development of up to 75 dwellings (Mellors Metals) - Approved

3PL/2015/0487/O - Erect 9 homes (3 affordable houses, 5 open market detached and 1 semi detached open
market house) (Church Street) - Approved

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
CP.05 Developer Obligations
CP.06 Green Infrastructure
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment
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.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
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DC.17 Historic Environment
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Draft Heads of Terms have been agreed which will be secured by S106 Agreement if the planning committee
resolve the application is to be approved. The following are proposed to be provided by the development and
included in the S106:

- 16 affordable rent units
- Viability Review after 3 years
- 1 Local Equipped Area of Play
- 1,522sqm of land to be dedicated to highways before works above slab level
- Wildlife Mitigation Area
- 2 x fire hydrants (to be conditioned rather than included within the S106).

CONSULTATIONS

ENVIRONMENT AGENCY
The site is located above a Principal Aquifer and within Source Protection Zone 3. The developer should
address risks to controlled waters from contamination at the site. If the development proposes to use deep
infiltration systems including boreholes and other structures that by-pass the soil layer we would wish to be
re-consulted.

The site is located in an area served by the public foul sewer. Foul drainage from the site must be connected
to the public foul sewer with the prior consent of the service provider.
ANGLIAN WATER SERVICE
There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
development boundary that may affect the layout of the site. A note bringing this to the developers attention
should be added to any approval notice.

The foul drainage from this development is in the catchment of Great Ellingham Water Recycling Centre that
will have available capacity for these flows.

A surface water drainage condition and a foul water drainage condition should also be included on any
approval notice.
HISTORIC ENVIRONMENT SERVICE
If planning permission is granted, recommend a conditioned programme of archaeological work in
accordance with National Planning Policy Framework (2018) paragraphs 188 and 199 due to the trial
trenching on the eastern part of the site revealing evidence for occupation dating to the Anglo Saxon and
early medieval periods.
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In this case the programme of archaeological mitigatory work will comprise of a single area of archaeological
excavation located the southern part of the 3PL/2017/1387/F application area, the southeast part of the
3PL/2018/1021/F application area.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Concern raised on the orientation of plots which have their side and/or boundaries exposed and parking
areas abutting boundaries. No details are proposed on the height of the walls encasing plots.

Advice in relation to lighting provided and detailed design of the properties such as doorset design.
NHS ENGLAND MIDLANDS & EAST (EAST)
The Queens Square Surgery does not have capacity to accommodate the additional growth resulting from
the proposed development. The development could generate approximately 219 residents and subsequently
increase demand upon existing constrained services. A contribution of 34,546 pounds is sought to re-provide
infrastructure for the benefit of the patients of Queens Square Surgery.
NORFOLK COUNTY COUNCIL HIGHWAYS
A small number of minor changes are recommended. Two plans need to be submitted, one showing the
roundabout and one showing if the roundabout does not come forward. The land to facilitate the roundabout
the land in the south-east corner should be dedicated as highway from the outset. A number of conditions are
recommended.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contributions are is sought for: infant (Ã¿Â£104,796) and primary education (Ã¿Â£279,456), libraries
(Ã¿Â£7,125) and fire hydrants.
FLOOD & WATER MANAGEMENT TEAM
LLFA have declined to comment specifically on this proposal due to it falling below its thresholds.
HISTORIC BUILDINGS CONSULTANT
No comment.
TREE AND COUNTRYSIDE CONSULTANT
No objection. Recommend conditions securing compliance with the tree reports.
HOUSING ENABLING OFFICER
Requested to be re-consulted once the District Valuer considers the Supplementary Viability information. If,
following this information being reviewed, the proposed affordable housing provision is at a level below that
deemed viable by the independent review, I would have to object to the application as it would not comply
with DC4 of the Adopted Core Strategy and Development Control Policies Development Plan Document.

 In addition, raises the following points:

- Whether the eastern half of the sites value should be agricultural, as it does not benefit from planning
permission.

-  The DV has disregarded the applicant own sales and marketing costings, instead using their own, resulting
in higher costs. This approach is not agreed with.

- The applicants costs are based on a scheme providing 16% affordable housing. If the applicants
methodology is used for a scheme providing 40%, I believe this would result in a total sum of around 422k
(including an additional 1% of the affordable GDV), over 100k less than the sum included in the independent
review.
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The mix in terms of house types of the affordable housing that has been proposed is acceptable. The
affordable units must be transferred to a Registered Provider of Affordable Housing agreed by the Council at
a price that requires no form of public subsidy.

An affordable clawback should be included within the S106.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection. Recommend compliance with the mitigation and enhancement measures detailed in the
supporting ecology report.
CONTAMINATED LAND OFFICER
No objection, recommends a condition for unexpected contamination.
ENVIRONMENTAL HEALTH OFFICERS
No objection.
AIR QUALITY OFFICER
No objection.

In the promotion of cleaner and sustainable travel I would recommend that each property is provided with a
suitable electrical charging hook up point to allow the use of electrically charged vehicles from the property.
DAN SELF ON BEHALF OF BRECKLAND ASTRONOMICAL SOCIETY
The main problem we would have from this development is light pollution: not only after construction, but
during and after as I see the houses have poorly designed light fittings on the front. We would object on this
basis, but we would like assurance that any form of outdoor light at whatever time, would need to be 1.
Shielded to point down and not even horizontal, so the bulb cannot be directly seen 2. Be of low luminosity,
3. Be on a curfew/ sensor/ timer. 4. Not be of the blue white daylight LED colour.

 Norfolk is one of the darkest remaining counties and rural wildlife is also at risk from lighting. This includes
any bollards at the roundabout. The village does not have street lights, doesn't wish to have any and upholds
a dark sky discovery site code which the parish council maintain along with us. We are opposed to building
on rural land and are personally disappointed at the rapid expansion in this village but realise that if done
considerately could be accommodated with little impact.
CPRE NORFOLK
CPRE Norfolk objects to this application for the following reasons:

- Not in compliance with adopted development plan in terms of location, and sites allocated with the
emerging plan.
- Affordable housing proposal do not accord with DC 4 which requires 40% of total units to be affordable
- Harm to character of the village
- Harm outweighs any benefits
GREAT ELLINGHAM PARISH COUNCIL
This application was discussed at the meeting of Great Ellingham Parish Council on 17 October. The parish
council do not object to the application. In view of Great Ellingham's "dark sky" status, Councillors request
that a lighting clause is included in any permission granted.

National Planning Policy Framework Clause 125 and Norfolk County Council's Environmental Lighting Zones
Policy both recognise the importance of preserving dark landscapes and dark skies. In order to minimise light
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pollution, we recommend that any outdoor lights associated with this application should be:

1) fully shielded (enclosed in full cut-off flat glass fitments)
2) directed downwards (mounted horizontally to the ground and not tilted upwards)
3) switched on only when needed (no dusk to dawn lamps)
4) white light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink sodium sources
EAST HARLING I D B
No objection subject to conditions requiring all run-off to be  restricted to the equivalent natural (greenfield)
rate and QBAR or 2l/s/ha, or adequate long term storage must be provided.

NORFOLK WILDLIFE TRUST No Comments Received
COMMUNITY DEVELOPMENT OFFICER No Comments Received
ENVIRONMENTAL PLANNING No Comments Received
BUCKENHAM AVIATION CENTRE LTD No Comments Received

REPRESENTATIONS

Three site notices were erected on 21/09/2018 for 21 days. 87 neighbours/ local residents were consulted
directly on 03/10/2018.  A further consultation took place starting 04/01/2019 for 14 days due to receipt of
amended plans and documents and additional new information.

Approximately 24 local representation have been received all objecting to the application, some of which are
by the same residents due to re-consultations.

- The Council should heed views of local people
- The system is not democratic
- Over development for the village and do not want the village to turn into a town
- The B1077 is in a bad state of repair with constant speeding at all times of the day and night, which caused
disturbance to residents and has history of accidents. The development will exacerbate this
- Development will harm the dark sky status
- There is not a regular bus service as stated in the application
- More housing is needed but more research into underlying problems is needed first
- Brownfield sites should be developed instead
- Village lacks services and amenities
- Development will add pressure to existing services such as the GP which are already at capacity
- Does not comply with the Local Plan and issues with the LPA approach to housing allocations
- LPA are breaching planning and human rights law.
- The existing crossroads with B1077 / Hingham Rd/ Long Lane is very difficult/ not fit for purpose
- Developer trying to add even more housing than previously granted and it is too dense.
- A large amount of homes have already been granted permission for the village
- There will also be increased noise, light, pollution, vibration, crime, all detrimental to the village
- Development too close to neighbours, and are too large and overbearing
- Boundary proposals not suitable and no room allowed for neighbours access to maintain boundaries
-  Land dispute with neighbor along joint boundary
- New entrance position will make it difficult for neighbour to exit onto the road
-  Inaccuracies in the application documents
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- Visibility Splays become overgrown
- The applicant have a poor reputation in respect as their role as landlord
- At least 8 m of bushes and/or trees needed along Hingham Road
- Current use for food production will be lost which is short sighted
- The previous consent for the site has expired (3pl/2016/0687/F
- Objections to the previous application need to be taken into account]
- Access from Attleborough Road would terrible, and instead should be from the proposed roundabout
- No public space allowed for
- Reduction in affordable housing not acceptable

ASSESSMENT NOTES

1.0 Principle of Development

1.1 This application seeks Full planning permission for 95 dwellings with associated infrastructure at land off
Hingham Road and Attleborough Road, Great Ellingham. 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 NPPF,
currently reporting 4.77 years as of 31st March 2018. The NPPF is a strong material consideration in the
determination of planning applications and paragraph 11 states that where an authority does not have an up-
to-date five year housing land supply the relevant local policies, 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 significantly and 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.

1.3  The site is immediately adjacent to the built up part of Great Ellingham which is a Service Centre Village
with sufficient facilities and services to meet the day to day needs of existing residents. Great Ellingham has
a primary school, playing field, public house, post office with small shop, village hall, two churches, some
employment and a limited bus service. These services and facilities are all within 800m walking distance of
the proposed main site entrance.

1.4 However, the proposal is locally significant in scale and the village does not provide a wide range of
services and facilitates and has no frequent bus service to other more sustainable settlements such as
Attleborough. For example, the residents of proposed 95 dwellings will need to travel by private vehicle for
most employment, secondary education, colleague education, doctors, dentists and leisure. Consequently,
the proposal would result in some conflict with the objective of the Framework to minimise the need to travel
and maximise the opportunities for sustainable transport. Due to the number of homes this is considered a
moderate harm to sustainability.

1.5 A planning balance exercise will therefore need to be undertaken due to the unsustainable location. This
is done at the end of the report to consider all relevant matters.

2.0 Impact Upon the Countryside and Setting of the Village

2.1  The site is located within the countryside, however, is immediately adjacent to the built up part of Great
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Ellingham.

2.2  Great Ellingham is within the Wayland Plateau landscape character area which is categorised by a
productive and managed arable landscape with small blocks of woodland, big skies and open views as
reported by the Council's Landscape Impact Assessment (2007).

2.3 The Breckland District Council Settlement Fringe Landscape Assessment 2007 identifies the site as
falling within character area GE1: Bow Street Enclosed Arable Plateau which has a moderate sensitivity. It
further goes into detail that "The landscape is that of a managed agricultural landscape...". The Fringe
Analysis, details the site's southern boundary as a "open edge", and the south-east and south-west as key
gates ways. The site also forms part of a filtered view from the north of the village looking southwards.

2.4 The development covers an area of 4.52ha and is a large site. The development could be considered
infill as there is development to the south and west, together with sporadic built form to the east. However, it
would completely change the character of the site and the "open edge" that it provides. Nevertheless, the
western half of the site has been the subject of an appeal, and the Inspector found that "The appeal site has
limited landscape value and only contributes in a limited way to the setting of the village, with the proposed
development being adjacent to the existing development boundary on two sides and partially on a third side.
The site is arable farmland but is not of any particular landscape, heritage or biodiversity value. The
proposed development will not encroach significantly on the wider landscape to the north and the adverse
impact on landscape character would be limited, by virtue of the appeal site being well related to the existing
development of the village.".

2.5 Based on the foregoing, the development is considered to have a minor negative impact on the
landscape and would result in a small conflict with Policy CP 11.

3.0 Quantum of Development and Density

3.1 Great Ellingham Parish currently has 525 dwellings, and has 185 commitments (via planning permission)
some of which have since been built. This application would add to this by a further 56 homes (39 have
already been approved and are included in the emerging plan).

3.2 In addition, there is a further undetermined application for 153 dwellings to the west of Hingham Road.

3.3 In relation to density, the proposal equates to 21 dwellings (gross) per hectare. Policy DC2 stipulates that
a density of 22-30 dwellings per hectare are appropriate in rural locations. This is therefore a very minor non-
compliance, however, is not considered to cause any negative impact as a low density would be suitable
relative to the character and appearance of Great Ellingham.

4.0 Highways

4.1 The site is at the junction of Hingham Road with Attleborough Road/ Watton Road and Chequers Lane.
The Highway Authority (HA) have advised there have been concerns raised historically in relation to
highways safety, principally relating to restricted visibility in a westerly direction. Local residents have raised
that the junction is unsuitable for it's current use and any additional future use. This junction is one where
delays are expected at peak times.  The village primary school is also adjacent to this junction and it is
understood that drop-off and pick-up times can be difficult due to the heavy use of this road network and
junction.

4.2 The junction provides part of the route from market towns of Attleborough and Dereham which is part of
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the reason why this sub-standard junction can result in delays and could be a cause of safety concern. In
addition, there are no pedestrian crossing in the vicinity making it less than ideal for parents and care givers
to walk children to school or the other nearby facilities such as the playing field and scout hut.

4.3 The application includes proposals for off-site highways works to facilitate the development including the
provision of improved visibility splays for this junction and pedestrian crossing points and refuges. The HA
have reviewed these and confirmed they are acceptable and sufficient the enable the development in
highways terms.

4.4 In addition, an obligation is also proposed which would dedicate the open space in the south-east corner
of the application site as highways land. This would then provide the land needed to convert the junction into
a roundabout at such time as necessary funds are secured. The HA have asked for this land to be dedicated
at the out-set, whereas the applicant proposed within 36 months of signing the S106 at the earliest. The 36
month proposal is not acceptable and it is proposed this is dedicated prior to works above slab level.

4.5 In relation to the internal road layout, HA have raised a few small design points which need to be
addressed. Delegated authority to the Director of Place is sought to agree these. All units have at least two
parking spaces in accordance with Policy DC19. In addition, many of the houses have a garage.

4.6 Based on the foregoing, the proposed changes to the off-site highways along Hingham Road and
Attleborough are sufficient to enable the development and have resulted in no highways objected. Highways
have advised that the roundabout is not necessary to facilitate the development, therefore, if it does not come
forward due to lack of funding, the road network will still be able to accommodate the development. The
roundabout land is therefore considered a planning benefit. The proposal is therefore considered to comply
with Policy CP 4 and paragraph 109 of the NPPF.

5.0 Trees

5.1 Trees and hedges border the site, however, the proposal is such that only one tree will be removed (T25
Category C Ash Tree). Some works to hedges are also proposed. The necessary works are considered
minimal, and the Tree Officer is satisfied subject to conditions to control works the trees. The proposal
complies with Policy DC 12.

6.0 Ecology

6.1 The application has been supported by a Ecology Report. The reports sets out that due to the extent of
the site and proximity to a breeding site, a European Protected Species licence for great crested newts is
required for the development. In addition, breeding birds may be present at the site.

6.2 The NCC Natural Environment Team (NET) have not objected to the proposal subject to conditions
requiring: an EPSM licence for great crested newts; a Construction Environmental Management Plan and
and ecological mitigation and enhancement measures as per the submitted ecology report. The mitigation
and enhancement measures as detailed and agreed by NET are:

Reptile Mitigation

- Creation and management of sufficient compensatory habitat within the wildlife mitigation area, such as
rough grassland or scrub along with creation of 'hibernacula';
- Creation of a hedgerow providing a 'wildlife corridor' along the northern edge of the site to reduce any loss
of connectivity to surrounding areas;
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- A suitable programme of fencing and trapping, including fencing to prevent access during construction;
- Supervised site clearance, especially should the site become overgrown, followed by temporary exclusion
from the site for duration of construction; and
- Design of gully pots and kerbs to prevent accidental creation of "pitfall" traps within development.

Enhancements

- Reinforcement of corridors along the boundary;
- Gapping up should occur along the eastern boundary and new hedgerow planting on the western boundary
as per the arboricultural report and master plan;
- Within the mitigation strip planting of scrub and trees along the northern boundary to create greater
connectivity for bats and hedgehogs;
-Native plant species used;
- If an attenuation lagoon is installed as part of a sustainable drainage system (SUDS) for the site, then
creation of a permanently wet area would enhance the site for wildlife; and
- Erection 18 bird boxes and 6 bat boxes.

6.3 Subject to application of the recommended conditions, the ecological impact is acceptable and complies
with Policy CP10.

7.0 Design

7.1 The design of the dwellings is traditional. The main elevation material is brick, with some units also
featuring cladding and all units with a pantile roof of varying colors. The design of the units is some what
repetitive, however, on balance is acceptable. The design of development is considered acceptable and
complies with Policy 16 and Section 12 of the NPPF 2018.

8.0 Residential Amenity

Existing Neighbours

8.1  The site is adjacent to Rosedene to the south-east of the site which is a bungalow with a timber fence
defining it's boundary. The application proposes a 2 bedroom bungalow to the west a further 2 bedroom
bungalow to the north-west and a 3 bedroom bungalow to the north of Rosedene. The neighbour has
objected to the siting of these plots. However, by way of siting to the west and north, separation distance to
the bungalow itself, orientation and the single storey design, it is not considered that these units will cause
overshadowing or overlooking. The units will create some noise and affect the properties outlook, as the site
is changing from open field to housing development, however, it is not considered this gives rise to an
unacceptable detrimental impact to Rosedene's amenity.

8.2 To the north-west of the site is The Conifers a residential bungalow. The application proposed three
bungalows to the south and east of this existing property, and a 3 bedroom house to the south-east. Again
due to siting, separation distances and single storey units the application is not considered to give rise to a
unacceptable impact to The Conifers.

8.3 One of the neighbours has raised ability to access their boundary and potential rights to land due to
prolonged access. The exact boundary details would be conditioned and would consider existing boundaries,
at this point negotiation would be held between the developer and neighbours to agree a solution. In relation
to rights to land, this is a civil matter opposed to planning matter.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 11th February 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 New Residents

8.4 All of the proposed dwellings have suitable private rear gardens space and have been arranged in a
manner to prevent any unacceptable levels of overlooking, overshadowing or creating a sense of enclosure.

8.5 Based on the foregoing the impact to residential amenity is acceptable and complies with DC 1, DC2 and
DC16.

9.0 Contamination

9.1 The Council's Contaminated Land Officer has reviewed the submitted Geo-Environmental Report and
have raised no objection subject to a condition for unexpected contamination. On this basis, the development
is acceptable in relation to contamination and compiled with Policy CP 9.

10.0 Flooding and Drainage

10.1 The site is within Flood Zone Risk 1 which has the lowest risk of flooding from rivers and sea as
identified by the governments mapping system. The risk of ground water flooding is identified by the same
system as very low with the northern site boundary as low to high.

10.2 The submitted Flood Risk Assessment details an indicative drainage strategy as follows:

- adopted roads with drains leading to open lagoon at north-east corner of the site which discharges to the
ditch system at a controlled rate
- permeable hardstanding for driveways

10.3 The LLFA have not commented on the application due to it falling under their threshold for comment.

10. 4 The development is acceptable in respect of flooding and drainage and accords with Policy DC 13.

11.0 Housing Mix and Tenure

11.1 The development proposes 16 affordable rent units equivalent to 16.8% of the total dwellings. The
remaining 79 units are proposed as market units.

11.2 A Viability Report has been submitted in support of the application and has been externally review by
the District Valuers Office. This external review found that the application could viably provide 40% affordable
housing, which conclusion the Housing Officer agreed with. The DV have advised that the main difference is
the build costs with the DV using BICS, together with less significantly developers profits. In relation to
building costs, the DV reported that the applicant should provide a detailed Cost Plan showing the
methodology and how the costs have been estimated rather than the summary which has currently been
provided. This can then be scrutinised by our quantity surveyor. The applicant has submitted additional
information seeking to agree a reduced contribution with the DV. This review is currently on-going. However,
at the current time the proposed development does not accord with Policy DC 4 or paragraphs 34 and 62 of
the NPPF 2018.

11.3 It is recommended that a Viability Review Clause which requires 50% of profits above the 17.5%
developers profits to be given to the Council to spend to deliver affordable housing elsewhere.  This would
include a review of development costs and gross sales receipts which would be triggered if the development
is  not complete within 3 years of the approval of the this application.
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11.4 In relation to mix, the proposal provides a good mix of units from 1 bedroom through to 4 bedroom units,
as detailed earlier in this report. 10 of the units are bungalow, which provide a good level of accommodation
and again contribute to providing an overall mix. The mix is considered compliant with Policy DC 2.

12.0 Open Space

12.1 Policy DC 11 requires for a proposal of this number of units and mix to provide: 1,896sqm of childrens
play space of which there must be a minimum one LEAP together with a contribution for off-site sports
outdoor space contribution of £75,840 plus land acquisition and maintenance. Alternatively, 3,792sqm of
outdoor sports area could be provided on site in lieu of the monies.

12.2 The application provides 1,522sqm of land in the south-west corner of the site, however, this is
proposed to be dedicated as highways land.

12.3 A lagoon is proposed in the north-east corner of the site, however, this is a drainage feature and cannot
be used as accessible open space. A Wildlife Mitigation strip area is proposed along the northern boundary
equating to 0.36ha, however, again is not public accessible space.

12.4 Whilst there are areas of the site not to be developed with housing, no public accessible open space is
proposed.  The 'Open Space Parish Schedule' 2015 found that the village has a deficit of 1.47ha of open
space, and the proposal will worsen this.  The development does not comply with the requirements of Policy
DC 11 and paragraphs 8 and  92 of the NPPF and the lack of open space is a moderate negative of the
development due to the number of houses proposed and the current village open space deficit. The harm is
some what tempered by the village benefiting from an existing playingfield in walking distance of the site.

13.0 Infrastructure

13.1 The additional dwellings will create increased demand on local services and facilities.

13.2 Norfolk County Council Infrastructure Team have commented on the application and advised that due to
some current facilities being unable to accommodate the new residents, contributions are required for: early
education, primary education, libraries and fire hydrants.

13.3 In respect of education, £104,759 has been requested for early education with no specific project
identified. £279,456 has been requested for primary with the monies to go toward a new classroom and
Great Ellingham Primary School. The County Council have confirmed there is sufficient space to
accommodate an additional classroom/s whilst still meeting the national playing field standard. The
developer has  not agreed to these contributions advising they are unviable, which is disputed by the District
Valuer and Housing Officer.

13.4 The developer has agreed the fire hydrant contribution which will be secured by condition. They have
not agreed the library contribution of £75 per dwelling (£11,475 total).

13.5 The NHS have advised they cannot accommodate the development and are seeking £34,546 to
upgrade the existing facilities or re-provision of infrastructure for the benefit of the patients of Queens Square
Surgery (Attleborough). The developer has not agreed to pay for this.

13.6 The application proposed off-site Highways works which would be secured by conditions. Including a
new pavement to the  bus stop to the south-east of the site, 5 pedestrian crossing points (dropped kerbs with
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tactile paving) and 1 pedestrian refuge. Land for highways dedication is also proposed, which could facilitate
a roundabout. Application reference 3PL/2018/0852/F is proposing £500,000 towards the roundabout which
has not yet been approved/ determined.

13.7  The proposal does not therefore provide for the infrastructure identifies as necessary to support the
new residents of the development and therefore conflicts with Policy CP 5.

14.0 Heritage Assets

14.5 To the east of the site is Grade II Listed Bury Hall (Bury Farmhouse) which is a mid C17, rendered brick
with pantile roof farm house. The property is separated from the site by existing trees and hedging. The
Historic Building Officer has not objected to the application.

14.6 Any decisions relating to listed buildings and their settings must address the statutory considerations of
the Planning  (Listed Building and Conservation Areas) Act 1990 in particular sections 16, 66 and 72 as well
as satisfying the relevant policies within the National Planning Policy Framework 2018 and the development
plan. National policy states that when considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset's conservation. Core Strategy
Policy DC17 seeks to ensure that new development preserves and enhances the character, appearance and
setting of conservation areas and listed buildings.

14.7 The development may be seen behind the listed building in winter months when the trees and native
hedges have lost their leaves. Due to the separation distances and screening, this is considered to cause
less than substantial harm to the significance of the Listed Building, where paragraph 196 of the NPPF
advises the harm should be weighed against the public benefits of the proposal. The development would
deliver a significant number of dwellings which would contribute to the council's 5 year land housing supply
which is currently unmet  and would be a clear planning benefit. This is considered to outweigh the less than
substantial harm identified and is therefore found acceptable in accordance with Section 16 of the NPPF.

15.0 Other matters

15.1 The site is near to the Breckland Astronomic Societies Observatory. A number of residents have raised
an objection that the development will change conditions to a point where this facility can no longer operate.
In addition, Breckland Astronomical Society have objected. To prevent the development giving rise to
unacceptable impact, a street lighting condition would be necessary. Householders will be able to erect there
own domestic lighting, and this will give rise to some light. However, it is not anticipated to be at such a level
to prevent the Observatory from operating.

15.2 The site has archaeological potential as evidenced by the supporting reports and confirmed by NCC
Environment Services, whom have not raised an objection subject to a condition for further investigation.

15.3 Norfolk Constubably have raised concern with the orientation of plots and position of car parking.
However, as they have noted Great Ellingham is a low crime area, and the development is a self-contained
cul-de-sac. They have requested certain lighting standards to be met, however, on this particular occasion
protecting the dark sky be minimising lighting is considered more important on balance.

15.4 The Air Quality Officer has recommended the installation of electric charging points. However, there is
no policy or national guidance which requires this. If they were proposed it would be a planning benefit and
depending on the quantum could partly off-set the lack of access to a wide range of services and facilities.
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16.0 Conclusion/ Planning Balance

16.1 The application does not accord with the adopted development plan as the site falls out any settlement
boundary and affordable housing is not be provided to the level required by Policy DC 4. However, the
Council does not currently have a 5 year land supply as required by the NPPF and this development would
provide a contribution towards Breckland's Housing supply. On this basis, the other key principle
considerations for this proposal must be considered and a planning balance judgement made.

16.2 The Council are currently able to demonstrate a 4.77 year land housing supply as of March 2018. This
equates to deficit of 211 houses. This development would therefore equate to providing 45% of the deficit
which is a strong positive benefit. The additional residents would also support local business such as the
public house.

16.3 The proposal provides a good mix of dwellings, including smaller 1 bedroom and 2 bedroom units and
some bungalows which is considered to be a moderate planning benefit.

16.4 The application includes land to be dedicated to Highways which could be used to facilitate a new
roundabout at the junction of Hingham Road and Attleborough Road and Chequers Lane.  Highways have
advised this is not essential to make the development acceptable. However, it is considered a planning
benefit given that is part of the most direct route between the market towns of Attleborough and Dereham
and is currently below modern visibility splay standards. There is no other land which could be used to
enable a roundabout at this junction. Given the Attleborough Strategic Urban Extension will increase traffic
on the highways network, including in this location, the securing of land for a roundabout is a strong positive
of the proposal if it is dedicated at an early stage to enable to associated funding of £500,000 to be secured
from application reference 3PL/2018/0852/F.

16.5 The lack of provision of open space, education and NHS contributions is considered a strong negative
of the proposal given these are necessary to accommodate the new residents. The moderate design is also
considered neutral considering this is a requirement of creating sustainable places as set out by paragraph
124 of the NPPF.

16.6 When the methodolgy of the NPPG is used, it is the found that the development can viably provide 40%
affordable housing. The application has been informed of this however disputes this and continues to
propose 16.8%. Having assessed the reports and comments, it is concluded that the development could
provide the full 40% affordable housing. This is a strong negative of the proposal.

16.7 The development of the site will change an agricultural field to built development changing this open
edge to the village. However, as previously assessed by the Planning Inspectorate, will only cause a small
moderate harm due to existing development to the east and south.

16.8 The other negative is that location is not fully sustainable for a development for this quantum. More
specifically, the village does not benefit from a wide range of services and facilities nor does it benefit from a
frequent bus service to other high order settlements. This is considered a minor negative of the proposal.

16.9 Various negatives have been identified which weigh against the proposal, however, these are not
considered to significantly and demonstrably weigh against the benefits particularly the notable contribution
to the 5 year land housing supply in a location with access to some services and facilities and close to a
market town, the low landscape sensitivity of the site and the dedication of land to facilitate a roundabout at a
future date. In accordance with paragraph 11 of the NPPF the application is recommended for approval
subject to conditions and S106 contributions.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 11th February 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

RECOMMENDATION

Delegated approval to the Director of Place, subject to conditions and S106, with final internal highways
design to be agreed.

CONDITIONS

1 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.

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.

3 Trees and hedges
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) provided by CJ Yardley dated August 2018. No other operations shall commence on
site in connection with the development until the tree protection works and any pre-emptive
tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place as indicated on the TPP.

The protective fencing shall be retained in a good and effective condition for the duration of
the construction of the development and shall not be moved or removed, temporarily or
otherwise, until all site works have been completed and all equipment, machinery and
surplus materials removed from site, unless or until the prior written approval of the local
planning authority has been sought and obtained.

Reason for condition:-
Details are required prior to commencement in the interests of the satisfactory appearance
of the development and the protection of existing trees and hedges, having regard to Policy
CP 10 of the Breckland Core Strategy and Development Control Policies Development Plan
Document (2009).
This condition will require to be discharged

4 Archaeological work to be agreed
No development shall take place until:

A) an archaeological written scheme of investigation has been submitted to and approved by
the local planning authority in writing. The scheme shall include an assessment of
significance and research questions; and 1) The programme and methodology of site
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investigation and recording, 2) The programme for post investigation assessment, 3)
Provision to be made for analysis of the site investigation and recording, 4) Provision to be
made for publication and dissemination of the analysis and records of the site investigation,
5) Provision to be made for archive deposition of the analysis and records of the site
investigation and 6) Nomination of a competent person or persons/organization to undertake
the works set out within the written scheme of investigation;

B) No development shall take place other than in accordance with the written scheme of
investigation approved under Part (A);

C) The development shall not be occupied until the site investigation and post investigation
assessment has been completed in accordance with the programme set out in the
archaeological written scheme of investigation approved under Part (A) and the provision to
be made for analysis, publication and dissemination of results and archive deposition has
been secured.

Reason for condition:-
Details are required prior to commencement to ensure the potential archaeological interest
of the site is investigated in accordance with policy DC 17 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009. These details are
required prior to commencement of the development to ensure that any archaeological
remains are properly protected and recorded.
This condition will require to be discharged

5 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

6 Drainage condition
No development above slab level will take place until a surface water drainage scheme has
been submitted to and approved in writing by the Local Planning Authority. The scheme
shall be fully implemented and subsequently maintained, in accordance with the timing /
phasing arrangements embodied within the scheme.

Reason for condition:-
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Details are required prior to works above ground level to prevent flooding by ensuring the
satisfactory storage and disposal of surface water from the site for the lifetime of the
development and to protect and prevent the pollution of controlled waters from potential
pollutants associated with current and previous land uses in line with National Planning
Policy Framework (2018) and Environment Agency Groundwater Protection: Principles and
Practice.

7 Boundary screening to be agreed
Prior to any the occupation of the development hereby approved, a scheme for the provision
of boundary screening, shall be submitted to the Local Planning Authority for approval.
Such scheme as may be agreed shall be completed prior to the occupation of the
development which the screening adjoins.

Reason for condition:-
To safeguard the interests of the amenities of neighbouring occupiers and 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 Precise details of foul water disposal
Prior to any development commencing above ground level precise details of the means of
foul water disposal shall be submitted to and approved first in writing by the Local Planning
Authority. The approved details will be implemented prior to occupation.

Reason for condition:-
Details are required prior to commencement 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

9 Highways - Detailed plans of the roads,
footways, etc.
No development shall commence on the site until such time as detailed plans of the roads,
footways, street lighting, foul and surface water drainage have been submitted to and
approved in writing by the Local Planning Authority in consultation with the Highway
Authority. All construction works shall be carried out in accordance with the approved plans.

Reason:
Details are required prior to commencement to ensure satisfactory development of the site
and a satisfactory standard of highway design and construction.

10 Highways - Delivery prior to first occupation
Prior to the occupation of the final dwelling all works shall be carried out on
roads/footways/street lighting/foul and surface water sewers in accordance with the
approved specification to the written satisfaction of the Local Planning Authority.

Reason:
To ensure satisfactory development of the site and to ensure estate roads are constructed to
a standard suitable for adoption as public highway.
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11 Highways - Binder course prior to occupation
Prior to first occupation the road(s) and footway(s) shall be constructed to binder course
surfacing level from the dwelling to the adjoining County road in accordance with the details
to be approved in writing by the Local Planning Authority.

Reason:
To ensure satisfactory development of the site.

12 Highways - Visibility splays
Prior to the first occupation of plots 16, 18, 22 & 23 hereby permitted visibility splays
measuring 2.4m x 59m in both directions shall be provided to the highways access of plots
16, 18, 22 & 23 where they it meets the highway and such splays shall thereafter be
maintained at all times free from any obstruction exceeding 0.225 metres above the level of
the adjacent highway carriageway.

Reason:
In the interests of highway safety in accordance with the principles of the National Planning
Policy Framework (2018).

13 Highways - Visibility splays side access
Prior to the first occupation of the development hereby permitted (excluding plots 3, 5, 16,
18, 22, 23, 89, 90 & 91) a visibility splay measuring 4.5m x 90m shall be provided to each
side of the access where it meets Attleborough Road and such splays shall thereafter be
maintained at all times free from any obstruction exceeding 0.225 metres above the level of
the adjacent highway carriageway.

Reason:
In the interests of highway safety in accordance with the principles of the National Planning
Policy Framework (2018).

14 Highways - CMP
Development shall not commence until a Construction Traffic Management Plan detailing
access arrangements for delivery vehicles, temporary wheel washing facilities and provision
for parking for construction workers for the duration of the construction period has been
submitted to and approved in writing by the Local Planning Authority. The approved scheme
shall be implemented throughout the construction period.

Reason:
Details are required prior to commencement 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.

15 Highways - Highways Boundary marking
The proposed new highway boundary shall be marked out on site prior to commencement of
construction of any part of the development fronting the highway.

Reason:
Details are required prior to commencement to prevent structures being erected within the
highway boundary.

16 Highways - off-site highway works agree details
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Notwithstanding the details indicated on the submitted drawings no development above slab
level shall commence on site, unless otherwise first agreed in writing with the Local Planning
Authority until detailed drawings for the off-site highway improvement have been submitted
to and approved in writing, by the Local Planning Authority. Notwithstanding drawing
reference 10701-0300-P22 the off-site highway works shall comprise the following:

a) New footways along Attleborough Road and Hingham Road, where necessary set along
the alignment of the proposed new roundabout & Hingham Road re-alignment works.

b) Kerbing / lining works at the junction of Hingham Road with Attleborough Road to provide
visibility improvements to the west of at least 2.4m x 71m (as per those agreed under
3PL/2014/0683).

c) Pedestrian refuge across Attleborough Road.

d) Upgrading of the bus stop at Deopham Road to DDA compliance.

e) Improvements to the crossing points across Attleborough Road west of Chequers Lane
(as set out in drawing 10701-0300-P22).

Reason:
Details are required prior to commencement to ensure that the highway improvement works
are designed to an appropriate standard in the interest of highway safety and to protect the
environment of the local highway corridor.
This condition will require to be discharged

17 Highways - off-site highway works delivery
Prior to first occupation of the development hereby permitted the off-site highway
improvement works (including Public Rights of Way works) referred to in condition 15 shall
be completed to the written satisfaction of the Local Planning Authority.

Reason:
To ensure that the highway network is adequate to cater for the development proposed.

19 Construction Environmental Management Plan
(biodiversity)
No development shall be carried out (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
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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 the protection of local wildlife and near to the site having regard to Policy CP 10
of the Breckland Core Strategy and Development Control Policies Development Plan
Document (2009).

20 Compliance with submitted Ecology Report
The development will take place in complete accordance with the approved Ecology Report
(Norfolk Wildlife Services; 2018), with particular regard to sections 5.3 and 5.4 of the report.

Reason: For the protection of local wildlife and near to the site, and to mitigate the ecological
impacts of the development having regard to Policy CP 10 of the Breckland Core Strategy
and Development Control Policies Development Plan Document (2009).

21 Full details of external lighting
No external lighting shall be installed without prior written approval from the Local Planning
Authority. Only such approved lighting shall be installed.  Such lighting shall be kept to a
minimum for the purposes of security and site safety, and shall prevent illumination of
mature trees and boundary hedges, and shall be:

1) fully shielded (enclosed in full cut-off flat glass fitments)
2) directed downwards (mounted horizontally to the ground and not tilted upwards)
3) be sensor operated
4) white light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink
sodium sources

Reason for condition:-
In the interests of amenity and reduce disruption to commuting/ foraging bats and  to limit
light pollution.
This condition will require to be discharged
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