
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0842/F CASE OFFICER Mark Simmonds

LOCATION: EAST TUDDENHAM APPNTYPE: Full
Green Farm POLICY: Out Settlemnt Bndry
Mattishall Road  East Tuddenham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Neil Alston
Green Farm, Mattishall Road East
Tuddenham

LB GRADE: N

AGENT: Mr John Barbuk
PattersonDESIGN Ltd Suva House

TPO: N

PROPOSAL: Erection of 4 dwellings & garages

REASON FOR COMMITEE CONSIDERAT

The application is referred to Planning Committee as it is a departure from Development Plan Policy.

KEY ISSUES

Principle
Character and appearance
Impact on amenity
Affordable housing
Highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks full planning permission for residential development for four dwellings and garages.

An existing outline permission exists on this site for seven dwellings. This application has removed the area
of land opposite Hall lane to the east and the proposal is similar to that approved for the west area of land but
with a slightly reduced area and a different layout. Access to the site is off Hall Road.

The proposals consist of the following:
PLOT 1 - 4-bedroom detached house with detached double garage and car-port
PLOT 2 - 5-bedroom detached house with detached double garage and car-port
PLOT 3 - 4 - bedroom detached house with detached double garage and car-port
PLOT 4 - 3 - bedroom detached bungalow with detached single garage and car-port

SITE AND LOCATION

The application site area is approximately 0.497 hectares (the previously approved scheme was on a site
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area of 1.56 hectares). Green Farm is outside, but adjacent to, the settlement boundary of East Tuddenham.
Green Farm is located to the north of Mattishall Road and comprises a farmhouse and gardens immediately
adjoining Mattishall Road and the settlement boundary and a large farm yard to the north of the farmhouse.
The application site is located to the north of the main Green Farm property.

To the west and north of the site is agricultural land and to the east, Bayfield a small residential development
of six detached houses.  Immediately to the south of the eastern part of the site is a converted barn used for
offices and a dwelling.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2016/0905/O - Approved 17-01-2017

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.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS
We are advised that this application replaces the approved Outline application 3PL/2016/0905 for 7 dwellings
.I am therefore assuming that there will be no future proposals to develop land on the opposite side of Hall
Lane previously included in the Outline application. No objections subject to conditions.
CONTAMINATED LAND OFFICER
My comments made on the 08 August 2016 for application 3PL/2016/0905/O still apply;

I have looked at the application submitted and, based on both the accuracy of the information provided in the
Phase 1 Contaminated Land Assessment Volumes 1 and 2 Reference JJ/CB/AR/P161095/01 dated July
2016 by Create Consulting Engineers Ltd,  and the current records of contaminated land issues we hold to
date, I recommend approval providing the development proceeds in line with the application details and
subject to conditions to alleviate environmental concerns.
TREE AND COUNTRYSIDE CONSULTANT
Given the current site conditions it is unlikely that there will be any significant arboricultural implications. To
ensure that the retained trees on the western and northern boundaries are not damaged as a result of
demolition/construction, it will be necessary to provide a tree protection plan in accordance with
BS5837:2012.

EAST TUDDENHAM P C No Comments Received
ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received

REPRESENTATIONS

Site notice displayed 06-08-2019 to 28-08-2019.
Four neighbours have been directly notified.
No objections or comments have been received.

ASSESSMENT NOTES

1.0  Principle

1.1  The site has the benefit of permission for the erection of seven dwellings in this location.  The application
seeks permission for a reduction in the number of dwellings to four on a reduced site area.  On this basis, the
principle of development here is accepted.

2.0  Impact on character and appearance of the area

2.1   Policy DC16 expects that all new development should achieve the highest standards of design. All
design proposals must preserve or enhance the existing character of an area. Policy CP11 on Protection and
Enhancement of the Landscape sets out that the landscape of the District will be protected for the sake of its
own intrinsic beauty.

2.2  The proposed development would utilise a previously developed site.  The dwellings would be sited
within the existing farmyard.  The site is well screened by existing planting to the west and by development to
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the south and east.
As such the proposal would have limited impact on the character and appearance of the countryside and
therefore is in accordance with policy CP11.

2.3 The proposals are for four individual and distinctive, contemporary dwelling-houses with varying materials
including brick, timber, render and powder coated aluminium. The roof massing with a series of separate
roofs and gables with varying heights are considered acceptable and create a pleasing contemporary design.

2.4 It is proposed to clad the external walls with a combination of black-stained larch and natural cedar timber
cladding, render and brick, and the roof with slate, all of which are traditional materials and considered
appropriate for the setting.

2.5 The plots are of a generous size with sufficient private amenity space and are considered acceptable.

2.6 In light of the above, the proposals would not harm the existing character of the area and the design is of
a high standard. Therefore, the proposals comply with Policy DC16 of The Core Strategy as well as having
regard to paragraph 127 of the NPPF.

3.0  Impact on amenity

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  The proposed layout demonstrates that the four detached dwellings with detached garages can be
accommodated on the application site and provide adequate amenity space and parking provision. The
design of the dwellings has been carefuly considered with gables facing gables and no overlooking side
windows. There is an adequate degree of separation between the proposed dwellings and there will be no
unreasonable impacts on the amenities of neighbouring occupants from loss of privacy and any overbearing
impact.

3.3 In conclusion, it is considered that the proposals comply with policy DC1 of the Core Strategy and
Paragraph 127 of The NPPF (2019).

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 Access is proposed off Hall Road as per the previous application, a soft, lightly trafficked road which
serves agricultural land to the north of the site and provides access to fishing lakes to the north.  There is a
bus stop at the junction of Hall Road and Mattishall Road.

4.3 The Highway Authority has raised no objections subject to conditions.

4.4  In light of the above, the proposals comply with Policy CP4 and DC19 of the Core Strategy.

5.0 Ecological Impact

5.1 Both Core Strategy Policy CP10 and the NPPF (2019) require that development should contribute to a
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net gain in biodiversity with an emphasis on improving ecological networks and linkages where possible.
The National Planning Policy Framework (2019) and policies CP6, CP8, CP10 and CP11 all promote the
conservation and enhancement of biodiversity through sustainable development.

5.2  The Natural Environment Team has been consulted and if substantive comments are received these will
be reported to Committee.

6.0 Impact on Trees

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.

6.2  All mature trees within and around the site are to be retained, and will be supplemented by additional
planting of beds, shrubs and further trees to help in the siting of the dwellings.

6.3 The Tree and Countryside Officer has been consulted  and commented given the current site conditions it
is unlikely that there will be any significant arboricultural implications, to ensure that the retained trees on the
western and northern boundaries are not damaged as a result of demolition/construction, it will be necessary
to provide a tree protection plan in accordance with BS5837:2012.

6.4 Therefore, the proposals comply with Policy DC12 subject to conditions.

7.0 Contamination

7.1 The Contaminated Land Officer has been consulted and advised that their comments from the previous
outline application still stand. Based on both the accuracy of the information provided in the Phase 1
Contaminated Land Assessment Volumes 1 and 2 Reference JJ/CB/AR/P161095/01 dated July 2016 by
Create Consulting Engineers Ltd,  and the current records of contaminated land issues we hold to date,
recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.

8.0 Flood Risk and drainage

8.1 Policy DC13 relates to flood risk and paragraph 163 of the NPPF (2019) stipulates that when determining
planning applications, local planning authorities should ensure flood risk is not increased elsewhere and
development should only be allowed in areas at risk of flooding where, in the light of this assessment (and
the sequential and exception tests, as appropriate) it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;

b) the development is appropriately flood resistant and resilient;

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be
inappropriate;

d) any residual risk can be safely managed; and

e) safe access an escape routes are included where appropriate, as part of an agreed emergency plan.
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8.2  The application site is located within Flood Zone 1 and is, therefore, within an area at lowest risk of
flooding from various sources including that from rivers, tidal, reservoir and canal sources. The site is also in
a very low risk zone for surface water flooding.

8.3 In conclusion, the proposals are not in an area at risk of flooding from any sources, therefore, compliant
with Policy DC13 of the Core Strategy and paragraph 163 of the NPPF (2019).

9.0 Conclusion

9.1 The principle of development has already been accepted due to the existing outline planning permission
for this site.

9.2 The proposal for four dwellings can be accommodated on the site and the design and layout has been
carefully considered and will not have a negative impact upon the setting or its surroundings, therefore, the
application is recommended for approval.

RECOMMENDATION

Grant Planning Permission subject to conditions:

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 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 and shall be in accordance with the highways specification TRAD 5
where it lies within the highway and thereafter retained at the position shown on the
approved plan. The access shall have a minimum width of 4.5m for its first 10 m.
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.
This condition will require to be discharged

3 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted visibility splays measuring
2.4. metres x 25. 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.
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Reason for condition:-
In the interests of highway safety in accordance with the principles of the NPPF.
This condition will require to be discharged

4 Provision of parking and servicing areas
Prior to the first occupation of the development hereby permitted the proposed access
parking and communal turning area shall be laid out, demarcated, levelled, surfaced and
drained in accordance with the approved plan and retained thereafter available for that
specific use.
Reason for condition:-
To ensure the permanent availability of the parking/ manoeuvring areas, in the interests of
satisfactory development and highway safety having regard to Policy CP4 of the Core
Strategy.
This condition will require to be discharged

5 Contaminated Land - Site
Investigation/Remediation
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the development
hereby approved:
A.  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) a survey of the extent, scale
and nature of contamination; (ii) 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; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. 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 conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
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To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
INFORMATIVE:-
Land contamination risk assessment is a step-by-step process.  During the course of the risk
assessment process set out in the above condition, it may become clear that no further work
is necessary to address land contamination risks.  Where this is the case the condition may
be discharged by the Council without all the steps specified being completed.  In all cases
written confirmation should be obtained from the Council confirming that the requirements of
the condition have been met.
This condition will require to be discharged

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

8 Tree Protection Plan - Ground Protection Mats
A Tree Protection Plan, including detailed specifications for the provision of Ground
Protection Mats, shall be submitted to and approved in writing by the Local Planning
Authority where access is required within the Root Protection Areas of trees to be retained
(RPA).  Unless otherwise agreed, the RPA shall be taken to be a circle of radius 12 x the
stem diameter measured at 1.5m.  Ground Protection Mats should be in situ and remain in
place throughout the demolition and/or construction phase(s) of the development.
Reason for condition:-
To protect the rooting area of trees during development having regard to Policy DC12 of the
Core Strategy
This condition will require to be discharged

9 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
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This condition is imposed 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

10 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed 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

11 Noise protection measures
Prior to commencement of the development a scheme for protecting the proposed
residential houses from noise from any farming activities shall be submitted and approved in
writing by the Local Planning Authority. The scheme (which could prove there will be no
future noise generated) shall include protection to amenity and garden area and should not
rely on the requirement to close windows. All works which form part of the scheme shall be
completed before any of the houses are occupied.
Reason for condition:-
In the interest of the amenities of future occupant having regard to Policy DC1 of the Core
Strategy..

12 Non-standard condition
The mitigation and enhancements set out in section (5) of Hopkins Ecology Report dated 21
July 2016 shall be carried out and implemented in accordance with details to be submitted to
and approved in writing by the Local Planning Authority.

Reason:-
In order to reduce any residual risks to protected species and habitats and provide
biodiversity enhancements having regard to Policy CP10 of the Core Strategy and the
NPPF.

13 Non-standard condition
No external lighting shall be installed at the site unless details which shall include the use of
hoods and cowls, luminence levels and spread associated with the lighting scheme has first
been submitted to and approved in writing by the Local Planning Authority. Any lighting
installed shall thereafter be completed and maintained in accordance with the approved
details.

Reason:-
In order to reduce any residual risks to protected species and habitats having regard to
Policy CP10 of the Core Strategy and paragraph 180 of the NPPF
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