
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0868/F CASE OFFICER Naomi Minto

LOCATION: ROCKLANDS APPNTYPE: Full
Land adjacent The Coach House, Low
Lane, Rockland All Saints

POLICY: Out Settlemnt Bndry

Rocklands ALLOCATION: N
CONS AREA: N

APPLICANT: Mr B Francis
c/o Agent

LB GRADE: Adjacent Grade 2

AGENT: Studio 35
Suite GF1 Crafton House

TPO: N

PROPOSAL: Proposed dwelling and garaging

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as the proposal is a departure from Policy.

KEY ISSUES

- Principle of development
- Design, and impact on character and appearance of the area
- Impact upon amenity
- Highway safety
- Other matters

DESCRIPTION OF DEVELOPMENT

The application seeks consent for the construction of a detached two storey, four bedroom dwelling with a
triple garage / carport and external amenity space on land west of Low Lane, Rocklands.

The site already benefits from planning permission for one detached three bedroom dwelling and detached
double carport under planning references 3PL/2016/1119/O (allowed at Appeal) and 3PL/2018/0335/D.

SITE AND LOCATION

The site is situated along Low Lane, which is a narrow lane leading to the main body of the village from the
south.  The site is situated outside of the Settlement Boundary and is well screened, away from other
development.  The nearest visible dwelling, The Coach House, is located over 90 metres away, north west of
the proposed dwelling.

EIA REQUIRED
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No

RELEVANT SITE HISTORY

3PL/2016/0497/O Withdrawn 27-07-16
Erection of new dwelling and garage

3PL/2016/1119/O Refusal 22-11-16
Erection of new dwelling and garage. Minor alterations to existing access

3PL/2018/0335/D Permission 09-05-18
Reserved matters application for a dwelling following previous outline approval 3PL/2016/1119/O.

3PL/2016/1119/O - Erection of new dwelling and garage. Minor alterations to existing access - Allowed at
appeal

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.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.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
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ROCKLANDS P C
No objection, subject to conditions - RPC is happy to endorse this particular application subject to the
following conditions / clarifications being satisfactorily addressed. The proposed design is not dissimilar to
that outlined in the previous application and the re-positioning of the house will not result in any considerably
greater impact on surrounding housing in Low Lane or The Rookery, which occupies the site adjoining the
Coach House largely due to the very thick and effective screening of woodland, hedges etc. To ensure the
privacy between the Rookery and the new dwelling we would ask that a condition to state that all the current
'greenery' between the two properties be retained and maintained. However, we would also like to stress
several important points which we feel are of importance to the village and the situation of this new dwelling:

1. Rocklands has been the subject of considerable flooding events over many years and we would request
that there be no filling in of any existing ditches (nor culverting of the same), without the express permission
of the Local Lead Flood Authority (LLFA), (Flood Risk Team) at County Hall. Much of the flood water, during
extreme rainfall, accumulates at the junction of Low Lane and The Street and it is vital that the ditches which
run along Low Lane are kept clear to allow floodwaters to run away as quickly as possible.

2. On the application form under Section 11 'Assessment of Flood Risk' we would query that the box
indicating 'Soakaway' has been ticked rather than the 'Sustainable drainage system' box.

3. Reference is made to the material which may be used for vehicular access and hard standing. We would
urge the applicant that this should be shingle or porous resin rather than asphalt, which increases run-off
rather than allowing absorption of rainwater.

4. The Agent has stated that the proposal is not within 20 metres of a watercourse. We believe that the
drainage ditches count as watercourses and the dwelling will certainly be within 20 metres of these.

5. There is a proposal to use a packaged treatment plant for foul drainage, but no additional details are
provided. In view of the proximity of drainage ditches which provide a vital function in respect of flood control
in the village, there should be a condition which stipulates that such a plant must comply strictly with the new
Environment Agency (EA) 'General Binding Rules', and must be approved by the EA and the LLFA.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
FLOOD & WATER MANAGEMENT TEAM
No objection.
TREE AND COUNTRYSIDE CONSULTANT
No objection.
ENVIRONMENTAL HEALTH OFFICERS
No objection.

REPRESENTATIONS
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A site notice was erected on 8 August 2019 and four neighbours were directly consulted.  One letter of
representation was received, raising the following main points of concern;

- Impact upon amenity in terms of loss of privacy.

ASSESSMENT NOTES

1.0  Principle of development

1.1  Whilst it is acknowledged that the site sits outside of the Settlement Boundary of Rocklands, it benefits
from an extant planning permission for the erection of a three bedroom detached two storey dwelling with
associated double carport and external amenity space under planning ref: 3PL/2016/1119/O (allowed at
Appeal) and 3PL/2018/0335/D.  Therefore, the principle of residential development on this site has been
established.

2.0  Design and impact on character and appearance of the area

2.1  Policy DC16 of the adopted Core Strategy 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.
Paragraph 127 of the NPPF states that developments must be sympathetic to local character and history,
including the surrounding built environment and landscape setting.

2.2  The latest proposal for this site adopts a different design approach to what was previously granted
planning permission.  It is noted that the scale of the proposed dwelling and garage / carport is larger than
that previously permitted.  However, it is accepted that the proposed dwelling is set back from the public
highway on a large plot of land and the site is well-screened from the street scene by existing hedgerows and
trees.  This in turn assists with limiting the impact of the proposal on the character and appearance of the
area.

2.3  In addition, the materials proposed, which include flat red pantiles or plaintiles, red brickwork, cedar
boarding and grey cladding, as well as grey UPVC windows would be in keeping with other dwellings in the
locality.  Therefore, on balance, it is considered that the revised design will not lead to any detrimental impact
on visual amenity, nor will it adversely affect the character and appearance of the immediate vicinity, having
regard to other larger dwellings on the western side of Low Lane and the previous planning approval.  In light
of the above considerations, the proposal is considered to be in accordance with Policy DC16, subject to
conditions.

3.0  Impact upon amenity

3.1  Policy DC1 of the adopted Core Strategy seeks to protect residential amenity and states that all new
development must have regard to amenity considerations.  Development will not be permitted where there
are unacceptable effects on the amenity of neighbouring residents and future occupants.

3.2  The relationship of the proposed dwelling to neighbouring dwellings and private open space is such that
visual dominance, loss of light, overlooking and overshadowing impacts all fall within acceptable parameters.
Furthermore, the nature of the development, for one dwelling, will ensure that the proposal does not give rise
to any undue noise, odour, or other form of disturbance.  It is therefore concluded that the proposal will
maintain an acceptable level of residential amenity for existing residents and future occupants, consistent
with Policy DC1 of the adopted Core Strategy and paragraph 127 of the NPPF.
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4.0  Highway safety

4.1  The NPPF requires all new developments to provide safe and suitable access to the site for all people.
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 application site contains sufficient parking space and a turning area.  The Local Highway Authority
has raised no objection to the proposal, subject to the inclusion of conditions with any forthcoming planning
permission.

5.0  Other matters

5.1  Policy CP9 of the adopted Core Strategy seeks to ensure that development minimises any unavoidable
polluting effects and the development's design should actively seek to minimise or mitigate against all forms
of pollution.  The Contaminated Land Officer raised no objection to the proposal, subject to the inclusion of a
condition relating to unexpected contamination and two informative notes relating to asbestos and
extensions.  The proposal therefore has due regard to Policy CP9.

5.2  Policy DC12 of the adopted Core Strategy seeks to preserve the District's trees, hedgerows and other
natural features and secure appropriate landscaping schemes to mitigate the impact of, and compliment,
new development,  A landscaping scheme has not been included with the application.  However, it is noted
that in terms of boundary treatment, the application form states that hedging and a 1.8m high close boarded
fence is proposed.  Although it is not clear from the submitted plans how it will be set out.  A condition could
however be included to address this.  In addition, no objection was raised by the Tree and Countryside
Officer.  The proposal is therefore considered to be in accordance with Policy DC12.

5.3  The Parish Council have not objected to the proposal, although they have provided feedback in respect
of flooding within the village and surface water drainage and foul water disposal on site.  The Lead Local
Flood Authority were consulted as part of the application process and raised no objection to the proposal.  It
is considered that suitably worded conditions could be included in respect of surface water drainage and foul
water disposal.  In addition, a suitably worded condition relating to landscaping treatment could also be
included to address the Parish Council's concerns in respect of surfacing for vehicular access.

5.4  Environmental Health were also consulted.  No objection was raised by them.

6.0  Conclusion

6.1  In terms of the overall planning balance and in light of the extant planning permission on site for one
residential dwelling, it is considered that the proposed size, scale and design of the dwelling is acceptable
and would not adversely impact the amenities of adjoining neighbours, given the large separation distances
between the proposed dwelling and neighbouring dwellings.  The proposal is considered to have appropriate
regard to Policies DC1 and DC16 of the adopted Core Strategy, as well as paragraph 127 of the NPPF.
Accordingly, the proposal is recommended for approval, subject to conditions.

RECOMMENDATION

Approval, subject to the following conditions.
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CONDITIONS

2 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.

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 provided and thereafter retained at the position shown on the approved plan drawing
number 3650 H01 in accordance with the highway specification TRAD 4.  Arrangements
shall be made for surface water drainage to be intercepted and disposed of separately so
that it does not discharge from or onto the highway carriageway.
Reason for condition:-
To ensure satisfactory access into the site and avoid carriage of extraneous material or
surface water from or onto the highway, in line with Policy CP4 of the adopted Core Strategy
and paragraph 108 of the NPPF.
This condition will require to be discharged

5 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted visibility splays shall be
provided in full accordance with the details indicated on the approved plan 3650 H01. The
splays 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 Policy CP4 of the adopted Core
Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

6 Provision of parking and servicing areas
Prior to the first occupation of the development hereby permitted the proposed access
parking and 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, in accordance with Policy DC19 of the
adopted Core Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

7 External materials as approved
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The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC1 & DC16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

8 Obscure glass
The first floor windows on the west elevation shall be fitted with obscure glass with a degree
of obscurity equivalent to Pilkington Level 5 and shall be hung in such a way as to prevent
overlooking of the neighbouring dwelling.  It shall be permanently maintained in that form.
Reason for condition:-
To help safeguard the privacy and amenity of the occupiers of the adjacent properties.  This
condition is imposed in accordance with Policy DC1 of the Breckland Adopted Core
Strategy.

9 Non standard highway condition
Notwithstanding the submitted details unless otherwise agreed in writing by the Local
Planning Authority the proposed private drive shall be maintained in perpetuity at a minimum
width of 4.5 metres for a minimum length of 5 metres as measured from the near edge of the
highway carriageway.
Reason for condition:-
In the interest of highway safety and traffic movement, in accordance with Policy CP4 of the
adopted Core Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

10 Non-standard condition
Prior to the occupation of the dwelling hereby approved a scheme for the provision of
boundary screening reflective of the character and appearance of the area shall be
submitted to the local planning authority for written approval. Once approved the scheme
shall be implemented in full prior to the first occupation of the permitted dwelling.
Reason for condition:-
In the interests of residential amenity, in accordance with Policy DC1 of the adopted Core
Strategy and paragraph 127 of the NPPF.

11 Landscaping scheme to be submitted - hard and
soft
No development above slab level shall take place on site until full details of both hard and
soft landscape works have been submitted to and approved in writing by the Local Planning
Authority and these works shall be carried out in accordance with the approved details.
These details shall include:
-hard surfacing materials;
-means of enclosure;
-minor artefacts and structures (e.g. refuse or other storage units, lighting etc,)
Soft landscaping shall include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme
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Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

12 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.  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.
This condition is imposed in accordance with Policies DC1 and DC13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

13 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:-
To minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC1 and DC13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

14 No P.D. rights for garages
The garage building, including first floor storage, hereby approved, shall be used for
purposes ancillary to the residential use of the site and shall at no time be used for any
commercial or business purposes whatsoever, nor as a separate residential unit.
Reason for condition:-
In the interests of residential amenity, in accordance with Policy DC1 of the adopted Core
Strategy and paragraph 127 of the NPPF.

15 Inf 2
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing. It is an
OFFENCE to carry out any works within the Public Highway, which includes a Public Right
of Way, without the permission of the Highway Authority. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street Works
Act 1991 are also obtained from the County Council. Advice on this matter can be obtained
from the County Council's Highway Development Management Group. Please contact Kay
Gordon 01362 656211. If required, street furniture will need to be repositioned at the
Applicants own expense. Public Utility apparatus may be affected by this proposal. Contact
the appropriate utility service to reach agreement on any necessary alterations, which have
to be carried out at the expense of the developer.

Please be aware it is the applicants responsibility to clarify the boundary with the public

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

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



 

highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the highway
research team at highway.boundaries@norfolk.gov.uk for further details.

16 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.

17 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
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