
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1361/O CASE OFFICER Lisa ODonovan

LOCATION: GRISTON APPNTYPE: Outline
1 Watton Road POLICY: Out Settlemnt Bndry
Griston ALLOCATION: N

CONS AREA: N

APPLICANT: Client
C/o NKF Planning Consultancy Ltd 34
Queen Elizabeth Avenue

LB GRADE: N

AGENT: NKF Planning Consultancy Limited
34 Queen Elizabeth Avenue Gaywood

TPO: N

PROPOSAL: Outline planning application for residential development of up to 3 dwellings (with all matters
reserved accept access)

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

The application seeks outline consent with access for consideration for the erection of up to 3 dwellings on
land to the rear of 1 Watton Road, Griston.

Improved access is proposed to the eastern side of No.1 Watton Road.

SITE AND LOCATION

The site currently lies to the rear of No.1 Watton Road and is surrounded by trees and vegetation.
Residential uses lie to the south and east of the site which face both Watton Road and Carbrooke Road to
the east.  No.1 Watton Road and its garden falls inside the Settlement Boundary however this land is outside.

EIA REQUIRED
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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

GRISTON PARISH CLERK
Griston Parish Council strongly objects to this planning application on the following grounds. The tranquillity
of the village could become compromised with more properties, there has been a number of new properties
built in recent years, does the village need more. We need to maintain the rural status not become joined to
other villages or become a suburb of Watton. Bungalows could be extended by adding an extra storey which
would further compromise the privacy of nearby established properties. There are ecological issues with the
loss of habitats for wildlife, which is rich in the area. More properties mean more traffic, there are issues in
the village of motorists not obeying speed limits, this could increase. This area of the village is becoming
overcrowded with new build properties which is putting a strain on the drainage infrastructure. Access to the
properties could be problematic to emergency vehicular access as well as large delivery and refuse vehicles.
Established residents could suffer financial loss if the value of their properties decreases due to the proximity
of the proposed new builds.
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The Parish Council wish to point out that in this application sewage should be connected to the main sewer in
the village. The properties will be sited very close to the recreation ground, particularly near the children's
play area. Will residents complain of nuisance from the noise of children playing. Currently the wild area not
only provides habitat for wild life and the birds, it gives a buffer to noise.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Whilst the trees are large and highly visible, the majority are multi stem, with potentially weak unions and not
particularly good examples.  My opinion remains the same that the site, with tree retention as shown is not
likely to be sustainable and that there is likely to be future pressure for tree removal and or heavy pruning. I
do not consider that the trees are sufficient reason for refusal but it would be a good idea to get some
suitable tree planting as part of the application.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Response will be reported in the supplementary report.

ENVIRONMENTAL HEALTH OFFICERS No Comments Received

REPRESENTATIONS

Site notice erected: 19-12-2018
Consultations issued:06-12-2018

4 representations received raising issues and objections relating to:

- Access
- Loss of privacy
- Environment and ecological issues
- Setting a precedent for other development
- Erosion of the village
- Noise and disturbance
- Loss of property value in the area
- Concern regarding the eventual size of the dwellings
- Outside of Settlement Boundary location.

These are covered in the main report however it should be noted that setting a precedent for other
development cannot be a material planning consideration, as each application is determined in its own right
and loss of property value is also not a material planning consideration.

ASSESSMENT NOTES

1.0 Principle

1.1  The application site is located outside of the Griston defined Settlement Boundary, as designated by the
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adopted Core Strategy and Development Control Policies Development Plan Document (2009). For this
reason the proposal conflicts in principle with Policies DC 2 and CP 14, which seek to focus new housing
within defined Settlement Boundaries.

1.2  Paragraph 10 of the NPPF states that at the heart of the Framework is a presumption in favour of
sustainable development.   Paragraph 11 further states that proposed development that accords with an up-
to-date Local Plan should be approved without delay, and where there are no relevant development plan
policies, or the policies which are most important for determining applications for housing are out-of-date,
granting permission unless any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits.

1.3  The Council cannot demonstrate a current 5 year housing land supply and therefore the Core Strategy
and Development Control Policies Document, with regard to housing supply, are not considered up-to-date
and therefore the material considerations are assessed in line with the sustainable development roles within
paragrapgh 8 of the NPPF:

- economic, to help build a strong, responsive and competitive economy, by ensuring that sufficient land of
the right types is available in the right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of infrastructure;
-  social, to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range
of homes can be provided to meet the needs of present and future generations; and by fostering a well-
designed and safe built environment, with accessible services and open spaces that reflect current and
future needs and support communities' health, social and cultural well-being; and
-  environmental, to contribute to protecting and enhancing our natural, built and historic environment;
including making effective use of land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving to a low
carbon economy.

1.4  In terms of the economic and social criteria, the proposal would provide up to three new dwellings and
would therefore make a small contribution to the housing supply shortfall. The proposal would also provide
some limited short-term economic benefits through labour and supply chain demand required during
construction, and longer-term economic benefits through the additional household spend within the
surrounding area that would be generated by the provision of up to three new homes.

1.5  The village of Griston is classified in Policy SS1 as a rural settlement which are villages that are usually
dependent on higher order settlements for access to services and facilities.  The site lies immediately
adjacent to the existing Settlement Boundary and Griston benefits from a public house and various
employment opportunities such as Wayland Prison, and a Care Home in addition to the presence of a
commercial/industrial area all within walking distance.  Additionally, there is a bus stop approximately a 2
minute walk from the site which links the village to Watton, Thetford and Norwich on a regular service with
Konect Bus.

1.6  In light of these factors, the site is considered to meet the aims and objectives of the economic and
social roles of sustainable development.

2.0  Impact on the character and appearance of the area

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
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dimension of sustainable design, as is its design.

2.2  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.

2.3  Policy CP11 seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty
and benefit to the rural character.  Development should have particular regard to maintaining the aesthetic
and biodiversity qualities of natural and man-made features within the landscape, including consideration of
individual or groups of natural and man-made features such as trees, hedges and woodland or rivers,
streams or other topographical features.

2.4  The application has been submitted in outline with only access as a matter for assessment at this time
therefore the design, layout and scale will all be fully assessed at the time of any reserved matters
submission.  Notwithstanding this, an indicative layout has been submitted which indicates three, single
storey dwellings within a linear formation behind an existing pair of semi-detached dwellings.  This indicative
layout provides some satisfaction that a scheme can be accommodated within the site without causing undue
harm on the character and appearance of the area.  The site itself is currently garden and is situated behind
existing development, therefore its development would not result in the loss of important views or strategic
gaps within the streetscene.  A condition will be added to any forthcoming approval to ensure that the
dwellings will be single storey only in order to limit the visual bulk, intrusion and neighbour impact.  In light of
the above, the application is considered to have due regard to the aforementioned policies and the
environmental role of sustainable development as well as paragraph 127 of the NPPF.

3.0  Amenity impact

3.1  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.

3.2  As stated, the application is submitted in outline, with access only for consideration however the
application is accompanied by an indicative plan which indicates three single storey dwellings set within
relatively spacious plots, whilst also retaining adequate amenity space for the existing dwellings.  In terms of
noise and disturbance resulting from the access, this has been carefully considered, and, on balance is
considered acceptable.  There is considered to be sufficient separation between the access and the
dwellings either side, including a new beech hedge to serve no.1 to add a further buffer.  As well as this, the
rear gardens of the adjoining dwellings along Carbrooke Road range from approximately 17m to 20m to the
rear boundary which abuts the site.  In terms of the comments made in respect of the noise from the playing
area/field this will be properly assessed at the reserved matters stage however the indicative plan illustrates
a good separation distance between the plots and the western boundary and there would be an element of
buyer beware in this regard.  In light of these factors, the proposal is considered to accord with Policy DC1
and paragraph 127 of the NPPF which in part seeks a high standard of amenity for existing and future users.

4.0  Highway safety

4.1  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.

4.2  The proposal was amended during the course of the application process at the request of the Highway
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Authority, this amendment sought to address visibility requirements, increase the access width to 4.5m for
10m into the site and provide more manoeuvring distance to the rear of the revised parking for No.1 Watton
Road.  Following these amendments no objection was raised in respect of highway safety subject to
conditions.

5.0  Ecological implications

5.1  Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.  There is an
expectation that development will incorporate biodiversity or geological features where opportunities exist.

5.2  An Ecological appraisal was submitted during the course of the application process, the comments of the
ecology team are still awaited. This will be reported either via the supplementary report or verbally at the
meeting.

6.0  Tree impact

6.1  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.  None of the
trees within the applicant's ownership are covered by a TPO and the site does not form part of a
conservation area.

6.2  The application site does contain several trees, and was therefore accompanied by an Arboricultural
Implications Assessment and Tree Protection Plan.  This report indicates the removal of several category B
and C trees however the majority are proposed for retention.  The Tree and Countryside Officer concluded
that whilst the trees are large and highly visible, the majority are multi stem, with potentially weak unions and
not particularly good examples.  His opinion however is that the tree retention as shown is not likely to be
sustainable and there is likely to be future pressure for tree removal and or heavy pruning. However it is not
considered that the trees are of sufficient quality to warrant refusal but it would be beneficial to get some
suitable replacement tree planting as part of the application.  This can be adequately conditioned.  In light of
this, the application is considered to accord with Policy DC12.

7.0  Conclusion

7.1  The application does not accord with the adopted development plan as the site falls outside of any
settlement boundary. However, the Council does not currently have a 5 year land supply as required by the
NPPF and this development would provide a small contribution towards Breckland's Housing supply. On this
basis, the other key principle considerations for this proposal must be assessed and whether the site is a
sustainable location for housing and the visual impact on the countryside.

7.2  The site is in close proximity to other dwellings.  The plans indicate that the site can be developed and
due to the presence of dwellings to the south and east, the impact will be limited. On this basis, the
development of the site would not negatively impact the character and appearance of the countryside or the
amenity of the neighbours and therefore complies with Policy CP 11 and DC1.

7.3  When applying the tilted balance required by paragraph 11 of the NPPF, the nature of the site and its
proximity to the existing settlement boundary and existing development when weighed against the the small
negative harm created by the site's location outside of the settlement boundary, is considered to be
outweighed by the positive contribution towards housing in the district and due to the aforementioned
reasons the development will not cause significant harm to the street scene or character and appearance of
the countryside.
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7.4  In accordance with the NPPF, no harm has been identified which would significantly and demonstrably
outweigh the benefits, and therefore the granting of planning permission is recommended.

RECOMMENDATION

That Planning Permission be Granted subject to conditions listed below and no adverse ecology comments
being received

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 Single storey dwelling only
The details to be submitted for Approval of Reserved Matters shall be for single storey
dwellings only with no habitable floor space or windows in the roof.
Reason for condition:-
For the avoidance of doubt and to ensure a form of development compatible with adjacent
property and in the interests of the residential and visual amenities of the locality, as
required by policies DC1 & DC16 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

5 New access (over
verge/ditch/watercourse/footway)
Prior to the first occupation of the development hereby permitted the access shall be
constructed to a minimum width of 4.5 metres for its first 10 metres as measured from the
nearside carriageway edge and the access crossing over the footway shall be constructed in
accordance with a detailed scheme to be agreed in writing with the Local Planning Authority
in accordance with the highways specification TRAD 1 and thereafter retained at the position
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shown on the approved plan. Arrangement shall be made for surface water drainage to be
intercepted and disposal of separately so that it does not 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 in accordance
with Policy CP4 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

6 Provision of visibility splays - west of the access
Prior to the first occupation/use of the development hereby permitted a visibility splay
measuring 2.4 metres x 43 metres shall be provided to the western side of the access where
it meets the highway. The splay shall thereafter be maintained at all times free from any
obstruction exceeding 1.05 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with the principles of the NPPF (2019) and
in accordance with Policy CP4 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

7 Provision of visibility splays - east of access
Prior to the first occupation/use of the development hereby permitted a 2.4 metre wide
parallel visibility splay (as measured back from the near edge of the adjacent highway
carriageway) shall be provided to the east of the access roadside frontage The splay shall
thereafter be maintained at all times free from any obstruction exceeding 1.05 metres above
the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with the principles of the NPPF ( 2019) and
in accordance with Policy CP4 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

8 Contaminated Land - Desk Study/Site
Investigation
Prior to the commencement of the development, the following details shall be submitted to
and approved in writing by the Local Planning Authority:
A.  Desk Study
A desk study and risk assessment to determine the risk of any contamination on the site,
whether or not it originates on the site.  The desk study and risk assessment must be
undertaken by competent persons and a written report of the findings must be produced.
The report of the findings must include an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.
B.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).
C.  Remediation Scheme
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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.
D Implementation of Approved Remediation Scheme
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 undertaken in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
The details are required prior to the commencement of the development 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 from the outset of the development.
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

9 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.
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This condition will require to be discharged
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