
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1533/O CASE OFFICER Lisa ODonovan

LOCATION: ROCKLANDS APPNTYPE: Outline
Land South of The Street Rockland All
Saints

POLICY: Out Settlemnt Bndry

Rocklands ALLOCATION: N
CONS AREA: N

APPLICANT: Ms M Corcoran
c/o Agent

LB GRADE: Grade II

AGENT: Roberts Molloy Architects & Co
3 Church Lane Bressingham

TPO: N

PROPOSAL: Erection of one dwelling and garage with parking and turning and improved highway access.

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee as the recommendation is contrary to policy and there has been
significant local objection.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

The application seeks outline consent, with access only as a matter for consideration for the erection of 1
dwelling.  The existing access point is shown to be used and upgraded.

SITE AND LOCATION

The site is full of established mature vegetation and trees and is well screened to the road frontage by
established trees and hedgerow. The application form states that the land is currently meadowland.

Within the site lies three protected trees T2, T3 and T4 of 2006 No.42 with a group protection order on the
land to the north-east, reference: 2006 No.44.
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EIA REQUIRED

No

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

ROCKLANDS P C
We understand that this particular application only seeks permission as regards the access issue and we will
detail our objection to this aspect, as well as mentioning the other valid reasons for not allowing any
development on this site. The access is sited almost in the midst of the greatest concentration of traffic in the
village, due to its proximity to the very popular Rocklands Primary School. This is a pinch point, with parking
at all times of the day (increasing greatly at the start and end of the school day) for staff at the School which
stretches for many yards both up and down The Street, passed the proposed access for this site. The
Applicant knows these problems very well. When she lived in the village and her daughter attended the
school, she was a fierce campaigner against too much traffic in this area and the constant problem of
speeding vehicles. There is no pavement in the area of the access gateway. The constant conflict between
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children, other pedestrians and traffic is ever present with the likelihood of an accident very acute. Adding
any further residential traffic is very undesirable.

This area of woodland and grassland (which previously formed part of the garden of The Rookery, before it
was split off at sale) is at the centre of the village, surrounded by the 3 houses of historic interest in the
village - The Rookery, Yeomans Cottage and Allison's Farm and is an integral part of Rocklands and should
be preserved.

The environmental report is not sufficiently detailed and not been conducted over an extended period of time
to properly reflect the wide variety of wildlife that use, or move through this wooded haven - bats, water voles,
owls of different types, deer etc. Flooding is a constant problem for Rocklands and this area of trees and
grassland form a very effective area to soak up excess rainfall. Any more concrete to create a greater runoff
will only put more pressure on the ditches in Low Lane which is one of the lowest points in the village where
flood waters run, when the drains cannot cope with very heavy inundations.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Satisfied with the updated AIA and have no objection to the outline proposal on the basis that only the
category C trees highlighted in the report will be removed and that the dwelling is no closer to trees than
shown in the outline layout.  It will be necessary to provide site specific details for the no-dig driveway as part
of reserved matters.
HISTORIC BUILDINGS CONSULTANT
No objection on the basis that it is stated that the existing TPO'S and further landscape features will remain
as part of the proposal. However, the ongoing preservation of these features might be questionable in the
event that they impact on the amenity of the proposed dwellings. The potential loss of these features would
then alter the relationship between the proposed dwellings and the adjacent heritage assets. Accordingly, if
the application is recommended for approval, the future retention of the landscape features will need to be
addressed.
CONTAMINATED LAND OFFICER
No objection subject to condition.
ENVIRONMENTAL HEALTH OFFICERS
No objections . However as the means for foul water disposal is currently unknown request that should the
proposed development intend to use a shared system or a septic tank for the disposal of foul water, further
information should be submitted to ensure that sufficient capacity and any shared responsibility is
conditioned if necessary.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Although the report has some failings including the report refers to out of date guidance (some of which I
have already noted), in addition to referring to out of date bats and lighting guidance, the ecologist has now
provided sufficient information to address our concerns. The Preliminary Ecological Appraisal (Eco-check;
May 2019) highlights T26 and T27 as having bat roost potential, however the updated Arboricultural
Implications Assessment (Green Leaf; January 2019) does not require the removal of these trees. If this
changes a further survey will be required as outlined in section 10 of the Preliminary Ecological Appraisal
(Eco-check; May 2019).

If  the application is minded to be approved the following conditions are recommended:
 (i) The proposed development must proceed in-line with section 8 and section 10 of the Preliminary
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Ecological Appraisal (Eco-check; May 2019). The plans must demonstrate that any lighting will be sensitive
to reduce potential impacts on bats.

(ii) Enhancement measures need to be incorporated into the site's design including at least one nest box and
at least one bat box in suitable locations on the site, any fencing needs to be wildlife-friendly, creation of
vegetated buffers along the site margins and a hibernacula. Enhancement measures must be clearly shown
on the site plans.
NORFOLK WILDLIFE TRUST
Agree with the Ecology Team's approach and happy for application to be conditioned as suggested.

REPRESENTATIONS

Site notice erected: 19-12-2018
Initial consultations issued: 14-12-2018

37 representations received, raising the following objections:
- Loss of form and character
- Drainage issues/flooding
- Parking and highway safety implications given the proximity of the school
- Fire service access
- Loss of important amenity land
- Infill/garden development
- Wildlife and ecological implications
- Outside of Settlement Boundary location.

ASSESSMENT NOTES

1.0  Background

1.1  The proposal was amended during the course of the application process to reduce the scheme from two
dwellings to one following concerns raised by the Planning Officer.  This was the subject of a re-consultation.

2.0  Principle

2.1  The application site is located outside of the Rocklands defined Settlement Boundary as designated by
the adopted Core Strategy and Development Control Policies Development Plan Document (2009). For this
reason the proposal conflicts in principle with Policies DC2 and CP14 of the Core Strategy and Development
Control Policies Development Plan Document which seeks to focus new housing within defined Settlement
Boundaries.

2.2  Paragraph 11 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 are out-of-date, granting
permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 22nd July 2019

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



2.3  The Council cannot currently demonstrate a 5 year housing land supply and therefore the Core Strategy
and Development Control Policies Document are not considered up-to-date and therefore the material
considerations are assessed in line with the sustainable development roles within paragraph 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.

2.4  In terms of the economic and social criteria, the proposal would provide one new dwelling and would,
therefore, make a positive, albeit small, contribution to the housing supply.  The proposal would have 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 wider area that would be
generated by the provision of three dwellings. However, given the small scale nature of the development,
these benefits are not considered to be a significant and definitive overriding matter in this instance.

2.5  The village of Rocklands 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.  It is split into two
sections, one to the north is known as Rockland St Peter and one to the south is known as Rockland All
Saints, the services (a public house, a shop with post office, a primary school and village hall) are available
within the southern section.  All of these facilities are located within an easy walking/cylcing distance to the
site.

2.6  In terms of public transport, this is limited however the proximity to the existing services within the Village
does reduce the reliance somewhat on higher order settlements and is not considered to be a material
negative factor in this instance.

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  The application has been submitted in outline with only access as a matter for consideration at this stage
therefore the design of the dwelling will be considered at a later stage.  Notwithstanding that, an indicative
layout plan has been provided which indicates that a dwelling can be accommodated within the site whilst
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retaining the spacious layout which is prevalent along this southern side of The Street whilst also retaining a
number of the natural features.  In light of these factors, it is considered that a suitable design can be
provided at reserved matters which, alongside an acceptable layout will have a minimal impact on the overall
character and appearance of the area having due regard to Policy DC16, the environmental role of
sustainable development and also paragraph 127 of the NPPF (2019).

3.4  Comments made in respect of this land being "important amenity land" are noted however the land is not
designated as such as part of the adopted Local Plan and the site is effectively private garden land/orchard.

4.0  Impact on the adjacent Listed Building

4.1  Any decisions relating to listed buildings and their settings must address the statutory considerations of
the Planning (Listed Buildings and Conservation Areas) Act 1990, in particular section 66, as well as
satisfying the relevant policies within the National Planning Policy Framework 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.

4.2  The significance of the listed building (The Rookery) derives principally from its historic fabric and setting
within its own grounds set away from the road.

4.3 The application site is situated forward of The Rookery and given the listed building's well screened
location within its own grounds, the dwelling's location is not considered likely to adversely impact on this.  In
addition, it is intended to retain a significant amount of the natural features within the application site which
will also help to retain the soft and green character of the site.  Accordingly, it is considered that the scheme
will preserve the special interest/setting of the listed building and the proposal is acceptable in these terms
having regard to the requirements of section 66 of the Planning (Listed Buildings & Conservation Areas) Act
1990.

4.4 The Historic Buildings Officer advised that there is no objection on the basis that it is stated that the
existing TPO'S and further landscape features will remain as part of the proposal.  Accordingly, if the
application is recommended for approval, the future retention of the landscape features will need to be
addressed.

4.5  A revised indicative layout plan was provided indicating the position of the dwelling which would ensure
the retention of the majority of these features with the exception of some category C trees.  However, only
access is a matter for consideration at this stage.

5.0  Amenity impact

5.1  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.

5.2  As stated, the application has been submitted in outline only therefore the full amenity issues will be
addressed in depth at a later date.  Notwithstanding that, it is considered that the site is of a size which can
accommodate a dwelling without having significant amenity issues on existing neighbouring residents,
particularly in terms of overlooking, loss of light and over dominance.  In terms of increased noise and
disturbance, this is not considered to be a material, negative factor given the small scale of development
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proposed.

6.0  Highway safety

6.1  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. Paragraphs 108 and 109 of
the NPPF (2019) are also relevant.

6.2  Norfolk County Council as Highways Authority was consulted on the proposal, advice provided was that
the site is located in a village with sparse pedestrian provision where the only footway is a short length in
front of the school. Consequently the adjacent highway network has to cater for the shared use of pedestrian
and vehicular traffic.

6.3  The site is, however, within close proximity to the school and a short walk/cycle from the village shop
and pub.

6.4  The submitted details demonstrate that an acceptable level of visibility can be provided from the access.
It is noted that the applicant also owns the land on the corner of The Street and Low Lane.  Visibility to the
west of this junction is currently obscured by overhanging vegetation which is within the applicant's control.
Trimming back this vegetation to the line of a 2.4m x 43m splay line would enhance highway safety and
benefit all road users.

6.5  Since the application is submitted in Outline, with only access included for consideration, details of
parking and turning provision will need to form part of any subsequent Reserved Matters submission.

6.6  The concerns raised locally in respect of highway safety and the proximity to the school were noted,
however, the addition of one dwelling in this location is not considered likely to significantly impact on the
existing situation in this regard.  This coupled with the positive advice of the highway authority rendered it
difficult to determine that demonstrable harm would be caused in respect of highway safety.

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 contains three preserved trees and is adjacent to a site with a group preservation order on the
trees to the north-east.  Following consultation with the Tree and Countryside Officer and a reduction in the
scheme, from two to one dwelling, it is considered that a dwelling can be adequately accommodated within
the site without causing signficant harm on the preserved trees both initially and long-term.  An amended
Arboricltural Report and plan was submitted and the Tree and Countryside Officer advised is satisfied with
the updated AIA and have no objection to the outline proposal on the basis that only the category C trees
highlighted in the report will be removed and that the dwelling is no closer to trees than shown in the outline
layout.  It will be necessary to provide site specific details for the no-dig driveway as part of reserved matters.
In light of this, the proposal is considered to have due regard to Policy DC12.

8.0  Ecological implications

8.1  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.
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8.2  The application has been supported by a Preliminary Ecological Appraisal as well as further information
in respect of water voles, following receipt of this detail the Ecology Team advised that although the report
has some failings including referring to out of date guidance, in addition to referring to out of date bats and
lighting guidance, the applicant's ecologist has now provided sufficient information to address initial
concerns.

8.3 The Preliminary Ecological Appraisal (Eco-check; May 2019) highlights T26 and T27 as having bat roost
potential, however the updated Arboricultural Implications Assessment (Green Leaf; January 2019) does not
require the removal of these trees. If this changes a further survey will be required as outlined in section 10 of
the Preliminary Ecological Appraisal (Eco-check; May 2019).  No objections are raised subject to conditions
requiring the development to proceed d in-line with section 8 and section 10 of the Preliminary Ecological
Appraisal (Eco-check; May 2019). The plans submitted as part of the reserved matters must demonstrate
that any lighting will be sensitive to reduce potential impacts on bats and enhancement measures shall be
incorporated into the site's final design.  In light of these conditions, the application is considered to accord
with Policy CP10 of the Core Strategy.

8.4  Norfolk Wildlife Trust are also satisfied with the proposed Ecology approach..

9.0  Other issues

9.1  Drainage and flooding - concerns have been raised regarding the drainage within the site.  Whilst the
site does not fall within a Flood Zone 2 or 3, it was noted that the front of the site/access area is prone to low
risk surface water drainage issues.  This was relayed to the Agent who subsequently advised that they would
be happy for a drainage condition to be attached to any forthcoming approval in order to address this
concern.  An initial drainage statement was submitted  which demonstrates that a hierarchical approach to
SUDS will be taken and they are aware that infiltration methods are the preferred approach.  It is understood
that to determine this, an infiltration test will need to be carried out.  This will form part of a full drainage
strategy.  The layout of the dwelling, to be further agreed as part of a reserved matters submission, will need
to be positioned within the site to avoid areas identified as at risk of surface water drainage issues.

9.2  The Council's Environmental Health Team raised no objection to the scheme subject to a condition in
respect of foul water disposal.

10.0  Conclusion

10.1  In terms of the overall planning balance, the proposal is considered acceptable given the site's
proximity to the existing settlement boundary, the presence of dwellings either side and the limited character
and likely amenity impacts resulting from a dwelling in this location.   In addition, the tree implications and
ecological implications have been fully assessed and the additional dwelling will go toward the 5 year
housing land supply deficit.  The application is therefore recommended for approval subject to conditions.

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
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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 access 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 4 and thereafter
retained at the position shown on the approved plan. Arrangements 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 having regard to
Policy CP4 of the Core Strategy and NPPF (2019).
This condition will require to be discharged

5 Provision of visibility splays - condition/approved
plan
Site access onto The Street

Prior to the first occupation of the development hereby permitted visibility splays measuring
2.4 metres x 43 metres shall be provided to each side of the access where it meets the
highway.The splays shall thereafter be maintained at all times free from any obstruction
exceeding 0.6 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)
This condition will require to be discharged

6 Provision of visibility splays - condition/approved
plan
Low Lane onto The Street
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Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4 metres x 43 metres shall be provided to the western side of the junction of Low Lane
with The Street.The splay shall thereafter be maintained at all times free from any
obstruction exceeding 0.6 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).
This condition will require to be discharged

7 Drainage strategy - surface water
The reserved matters submission shall include a Drainage Strategy which details how
surface water drainage will be disposed of and development shall be carried out in
accordance with the approved details.
Reason for condition:-
In order to ensure that the development does not increase surface water run-off/exacerbate
surface water flooding in the locality having regard to Policy DC13 of the Core Strategy and
NPPF (2019).

8 Ecology - Sections 8 and 10 of the PEA
The proposed development shall proceed in-line with section 8 and section 10 of the
Preliminary Ecological Appraisal (Eco-check; May 2019). The reserved matters submission
must demonstrate that any lighting will be sensitive to reduce potential impacts on bats.
Reason for condition:-
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 ( 2019)

9 Ecology - enhancements
The reserved matters submission shall include the following ecological enhancement
measures and such details shall be clearly shown on the final site plans.  Development shall
be carried out in accordance with the approved details:
- At least one nest box in a suitable location;
- at least one bat box in a suitable location;
- wildlife friendly fencing;
- the creation of vegetated buffers along the site margins; and,
- a hibernacula.
Reason for condition:-
In order to 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.

10 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
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writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

11 Foul water drainage
Prior to the commencement of any development, a scheme for the provision,
implementation, ownership and maintenance of the foul water drainage shall be submitted
and agreed in writing with the Local Authority. The works/scheme shall be constructed and
completed in accordance with the approved plans/specification at such time(s) as may be
specified in the approved scheme.
Reason for condition:-
To ensure a satisfactory method of foul water drainage.

12 Trees - no dig driveway details as part of
Reserved Matters
The reserved matters submission shall include site specific details of the no-dig driveway.
Development shall be carried out in accordance with the approved details.
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.
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