
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0699/F CASE OFFICER Tom Donnelly

LOCATION: GREAT ELLINGHAM APPNTYPE: Full
Bow Street POLICY: Out Settlemnt Bndry
Great Ellingham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr  Davidge
C/O Patterson DESIGN Ltd

LB GRADE: N

AGENT: Patterson DESIGN Ltd
Suva House Attleborough

TPO: N

PROPOSAL: Erection of a dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is presented to committee at the request of the Chairman's Panel following a call-in request
from the Ward Representative

KEY ISSUES

Principle
Impact on the character and appearance of the area
Impact on amenity
Parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of a dwelling on land at Bow Street, Great Ellingham.

SITE AND LOCATION

The application site is on land at Bow Street, Great Ellingham. The site is currently open and undeveloped
with sporadic residential developments along Bow Street to the North and South. Bow Street is a single track
road along its entire length.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history
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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.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

CONTAMINATED LAND OFFICER
No objections

GREAT ELLINGHAM P C No Comments Received
NORFOLK COUNTY COUNCIL HIGHWAYS No Comments Received

REPRESENTATIONS

The neighbour consultation period ended on 19-07-19.
Additionally, a site notice and press notice were posted which expired on 02-08-19 and 29-07-19
respectively.

Two letters of objection were received on the application. However, one of these letters of objection were
retracted once the objector had spoken with the applicant.

The key points raised in the remaining letter of objection were as follows:
- The land is currently agricultural
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- Development outside settlement boundary
- Run off water from hardstanding onto adjacent paddock
- Design of dwelling out of keeping with surrounding dwellings
- Site provides habitat for variety of wildlife
- Narrow road network around site

ASSESSMENT NOTES

1.0 Principle of development

1.1  This application seeks planning permission for the erection of one detached dwellings on land to the east
of Hollytree House, 80 Long Street, Great Ellingham.  The site is located outside of the Great Ellingham
Settlement Boundary and therefore the application is contrary to Policies SS1, DC02 and CP14 of the Core
Strategy and Development Control Policies Development Plan Document 2009.  The principle of the proposal
is therefore not accepted.  However, paragraph 8 of the National Planning Policy Framework (NPPF) states
that where an authority does not have an up to date five year housing land supply, the relevant local policies
for the supply of housing as referred to above should not be considered up to date. Housing applications
should therefore be considered in the context of presumption in favour of sustainable development.

1.2 The NPPF identifies three dimensions of sustainable development:

-  Economic, in terms of building a strong economy and in particular by ensuring that sufficient land is of the
right type and is available in the right places.
-  Social, by supporting, strong and healthy communities by providing the supply of housing required to meet
future need in a high quality environment with accessible local services and
-  Environmental, through the protection and enhancement of the natural, built and historic environment.

1.3 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 provide
limited short-term economic benefits through labour and supply chain demand required during construction
as well as additional household spend within the area.  If the application is approved to ensure the
deliverability of the development a planning condition would require a reduced time period of
commencement.

1.4  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. The site is approximately 0.9 miles away from
the Great Ellingham Settlement Boundary. However, due to the nature of the surrounding road network, there
are not considered to be feasible walking routes to the facilities and services within the settlement. Great
Ellingham is a service centre village as identified in Breckland's Core Strategy and is therefore considered to
be capable of meeting the needs and day-to-day requirements of residents due to a variety of services and
facilities being available.

1.5 Environmentally, whilst the site is outside the Settlement Boundary, it is in a semi-rural location with
sporadic pockets of development along Bow Street, with some residential uses immediately adjacent to the
site. Whilst it is considered that there will be a degree of environmental impact from the proposal due to the
currently open nature of the site, given that there is already a presence of residential uses in fairly close
proximity, it is not considered that this would be significant or definitive in this instance.

1.6  Whilst it is acknowledged that the proposal would make a positive, albeit modest, contribution to
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reducing the deficit of housing land, this benefit would be demonstrably outweighed by the harm caused as
set out above.  The site is therefore not considered to be in a sustainable location and is inconsistent with the
social and economic dimensions of sustainable development. This consideration weighs against the
proposal.

2.0  Impact on character and appearance of the area

2.1  The development along Bow Street incorporates a mix of styles and designs of dwellings and it is
therefore considered that the style and design of dwelling proposed would not be harmful to the wider
character and appearance of the area and in visual amenity terms. On this basis, it is considered that the
proposal complies with Policy DC16 as well as Policy CP11 of the Core Strategy.

3.0  Impact on amenity

3.1  The proposal introduces a 2 storey dwelling within a spacious plot and benefits from generous
separation distances to adjoining properties is not considered to give rise to issues in respect of overlooking,
loss of light or over-dominance. The proposal also provides a sufficient amount of private amenity space for
any future occupiers. Whilst the proposal incorporates a first floor balcony, given the separation distances to
the adjoining residential property means that there would not be any overlooking and therefore no
detrimental effected on the amenities of this property. The proposal is therefore considered to accord with
Policy DC1 in this regard.

4.0  Highway safety

4.1  Policy CP 4 of the Core Strategy seeks to ensure that all access and safety concerns are resolved in
new developments.

4.2  The Highway Authority are of the opinion that the proposal will be acceptable in highway safety if the
road along the access can be widened to provide a passing place and that suitable visibility splays can still
be demonstrated. On the basis that the proposal was considered unacceptable in principle, these revisions
were not formally sought from the agent. However, the Highway Authority are satisfied that these works can
be secured by way of condition.

4.3  On the basis of the above, the proposal is considered to be acceptable in highway safety terms.

5.0  Planning Balance

5.1  In terms of the overall planning balance, although the proposed development would make a small
contribution to the acknowledged five year housing land supply shortage, the site is remote from facilities and
services with inadequate footpath connections. The construction of one dwelling would bring limited benefit to
the local economy and the benefits would not outweigh the harm in terms of sustainability.

5.2  It is therefore considered that the proposed development is contrary to both national and local planning
policies with regards to the points above. The application represents unsustainable development and should
therefore be refused on these grounds.

REASON(S) FOR REFUSAL
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1 Non-std reason for refusal
The proposal is remote from local service centre provision conflicting with the aims of
sustainable development, the need to minimise travel, and the ability to encourage walking,
cycling, use of public transport and reduce reliance on the private car as represented in local
and national policy. The application is in an unsustainable location and would bring limited
economic and social benefits to the area. The identified harm would significantly and
demonstrably outweigh the benefits of the proposed development and the proposal is
therefore contrary to Core Strategy policies CP 11, CP 14, DC 2 and paragraphs 7, 17, 34
and 55 of the NPPF, and Policy 5 of Norfolk's 3rd Local Transport Plan, entitled Connecting
Norfolk.
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