
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0696/F CASE OFFICER Tom Donnelly

LOCATION: GREAT ELLINGHAM APPNTYPE: Full
The Old Thatched Shop 32 Church
Street

POLICY: In Settlemnt Bndry

Great Ellingham ALLOCATION: N
CONS AREA: N

APPLICANT: Mr & Mrs  Elliot
The Old Thatched Shop, 32 Church St
Great Ellingham

LB GRADE: Grade II

AGENT: PattersonDESIGN Ltd
Suva House Attleborough

TPO: N

PROPOSAL: Erection of dwelling with associated access and parking

REASON FOR COMMITTEE CONSIDERATION

The application is brought before the Planning Committee at the request of a Ward Representative

KEY ISSUES

Impact on character and appearance of area
Impact on amenities
Impact on character and setting of Listed Building
Impact on trees
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of a dwelling on land to the rear of The Old Thatched Shop on Church
Street, Great Ellingham. The dwelling is single storey in nature and would have associated parking and
turning facilities. The scheme originally included the conversion and extension of an existing car port to
provide an additional, detached annex. This has subsequently been removed from the scheme due to
concerns with the over-development of the site. A re-consultation of the scheme was carried out.

SITE AND LOCATION

The application site is land to the rear of The Old Thatched Shop, 32 Church Street, Great Ellingham. The
Old Thatched Shop is a Grade II Listed Buidling within the Great Ellingham Settlement Boundary. The
surrounding area consists largely of other residential properties that are fairly close knit in terms plot sizing
and spacing.
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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.01 Housing
CP.04 Infrastructure
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

GREAT ELLINGHAM P C
This application was discussed at the meeting of Great Ellingham Parish Council on 21 August 2019. The
Parish Council strongly object to this application. The proximity of the proposed new dwelling to a significant
Grade II listed building, in the centre of the village, is a completely inappropriate setting and would detract
from the quality of the landscape. The parish council also have serious concerns about any further access on
to what is a narrow section of this road.
HISTORIC BUILDINGS CONSULTANT
The initial application submission was broadly split into two elements the conversion of the existing ancillary
building to the north of the site and the provision of a new build unit to the east of the site.
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To the west of the site is an existing listed building.

During the application process, the proposed conversion of the existing ancillary building has been omitted
from the overall proposal as it was considered, that it would result in over development of the site, impacting
on the setting of the Listed Building.
.

The current proposal therefore is for the provision of the new build unit only.

The existing listed building notwithstanding the post primary build extensions to the east is of a narrow single
pile format, resulting in a rectilinear plan aligned on a north-south axis with the west front facing onto Church
Street whilst the rear, or east facing service element face into the site.

The proposed building which is set to the east of the listed building and separated by soft landscaping is also
of a narrow single pile format although conversely on east-west axis to provide both north and south facing
amenity space, distinct from that of the listed building due to the soft landscaping.

The service elements of the proposed building are provided via two south facing wings, also of single pile
format.

The articulation of plan forms is such that it creates a building that compliments the existing listed building
whilst not slavishly copying it. In addition, the subdivision of the overall plan form creates a building that is
clearly smaller, and perhaps subservient to, the existing building  consequently, it could be argued that the
proposed building is read as an ancillary building.

Similarly, the proposed palette of materials is complimentary to those within both the immediate and wider
context (the use of metal standing seam roofing to the service wings could be interpreted as a reference back
to other listed buildings within the parish that retain their post WWII corrugated metal roof coverings)

In essence, and from an historic buildings perspective, the proposed new build via the use of overall plan
form, scale, architectural detail , materials and siting does not impact on either the special interest nor the
setting of the listed building, whilst providing an appropriate design response to both the immediate and the
wider context.

In addition to this respect for context, the proposed building is attractive, distinctive and coherent, therefore
responding positively to several of the characteristics within the national design guide guidance ((published
1st of October 2019.

Consequently, the proposal as it is currently submitted is supported.
CONTAMINATED LAND OFFICER
No objection
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to conditions
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions following revisions
HISTORIC ENVIRONMENT SERVICE
No objection subject to condition
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REPRESENTATIONS

The neighbour consultation period expired on 14-10-19.
A site notice and press notice were posted which expired on 20-09-19 and 02-09-19 respectively.

6 letters of representation were received (4 support & 2 objections) with the key points raised as follows:

- Noise from vehicular movements in close proximity to adjacent dwelling.
- Visual impact of proposed dwelling on neighbouring properties.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks consent for the erection of a dwelling on garden land to the rear of 32 Church
Street, Great Ellingham. The site lies within the Great Ellingham settlement boundary where the principle of
residential development is acceptable provided the proposal is suitable in terms of appropriate density, mix
and type having regard to Policy DC2.

2.0  Impact on character and appearance

2.1  The impact on the character and appearance of the area was considered with regard to Policy DC16. In
this instance, the surrounding area consist of residential development. On this basis, the introduction of an
additional residential dwelling is not considered to be detrimental to the character and appearance of the
area.

2.2  The development in the surrounding area is considered to be fairly close-knit and compact in terms of
plot size and spacing. It is considered on this basis that the proposed plot size and spacing is acceptable on
this basis. Additionally, given that the proposed dwelling is single storey in nature and of a modest footprint, it
is considered that the impact of the proposed dwelling would be minimal.

2.3  The overall siting, layout & design of the proposed dwelling in planning judgement terms is considered to
be in keeping with the character and appearance of the surrounding area. The proposal is therefore
considered to satisfy the requirements of Policy DC16 in this regard as well as having regard to Paragraph
127 of the NPPF (2019).

3.0  Impact on neighbour amenity

3.1  The impact on amenities was considered with regard to Policy DC1. The proposed dwelling is single
storey in nature and modest in terms of its height and footprint  and it is therefore not considered that it would
have an impact on adjoining properties in terms of overlooking or being overbearing.

3.2  As previously stated, the development in the surrounding area is relatively compact and close-knit. The
plot size proposed and the plot left for the existing dwelling is considered to be comparable with the plot sizes
in the surrounding area and it is therefore considered that a sufficient level of private amenity space provision
is being provided.
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3.3  Comment has been made about noise impact from the access driveway on the adjacent bungalow to the
north. Whilst it is acknowledged that the proposal would result in an assumed additional 6 vehicular
movements per day, there is something of a buffer provided by the existing outbuilding and boundary wall
between the two properties. In addition, previous appeals at other sites with similar circumstances have
concluded that the vehicular movements generated by 1 additional dwelling are not likely to result in a
significantly detrimental impact on neighbour amenity so as to warrant refusal.

3.4  On the basis of the above points, it is considered on balance that the proposal has appropriate regard to
Policy DC1 in terms of the preservation of neighbour amenity.

4.0  Impact on character and setting of Listed Building

4.1  Any decisions relating to Listed Buildings and their settings must address the statutory considerations of
the Planning (Listed Building and Conservation Area) Act 1990 (Section 66) as well as satisfying the relevant
policies within the National Planning Policy Framework (2019), in particular section 16 (Conserving and
enhancing the historic environment). Paragraph 193 of the NPPF states that when considering the impact of
the proposed development on the significance of a designated heritage asset, great weight should be given
to the assets conservation. This is irrespective of whether any potential harm amounts to substantial harm,
total loss or less than substantial harm to significance. Core Strategy DC17 (Historic Environment) seeks to
ensure that new development preserves and enhances the significance, special interests and setting of a
Listed Building.

4,2   Paragraph 190 of the NPPF (2019) states that the Local Planning Authority should identify and assess
the particular significance of any heritage asset that may be affected by the proposed (including by
development affecting the setting of a heritage asset) taking account of the available evidence and any
necessary policy. They should take this into account when considering the impact of a proposal on a heritage
asset, to avoid or minimise any conflict with the heritage assets conservation.

4.3  The initial scheme was met with concern due to the proposed carport conversion into an annexe as it
was considered that the cumulative effect of the development may result in the overdevelopment of the site
and erosion of the setting of the Listed Building. This element of the scheme was subsequently removed and
a re-consultation carried out on that basis.

4.4  When assessing the proposal solely for the erection of the new dwelling, the Historic Buildings Officer
concluded that the design of the proposed dwelling could be considered appropriate in the context of the
adjacent Listed Building and wider heritage assets in the locality. It was considered that the articulation of the
dwelling in terms of its single pile format and sympathetically chosen palette of materials served to
compliment the Listed Building whilst not constituting a slavish copy of the existing Listed Building.

4.5  Further, it was considered that the overall plan form of the proposed dwelling served to create a building
that could perhaps be considered as subservient to the existing building and could be read as an ancillary
building rather than a standalone building, serving to preserve the setting of the Listed Building.

4.6  In terms of the palette of materials proposed, these are considered complimentary to those in the
immediate and wider context, providing reference to other Listed Buildings within Great Ellingham that retain
post WWII corrugated metal roof coverings.

4.7  On the basis of the above points, it is not considered that the proposal impacts on the special interest
nor setting of the Listed Building, rather it provides an appropriate design response to the context in which it
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is set. Further, the proposal is considered to reflect characteristics within the national design guide guidance
(published 1st October 2019) by way of its attractive, distinctive and coherent appearance.

4.8  The development is therefore considered to satisfy the requirements of Policy DC17 of the Breckland
Core Strategy as well as Section 66 of the Planning (Listed Building and Conservation Area) Act 1990 and
Paragraph 190 and 193 of the NPPF (2019) and is therefore considered to be acceptable in heritage terms.

5.0  Impact on trees

5.1  The impact on trees was considered with regard to Policy DC12. There is a significant level of trees,
hedging and other planting on the site. The proposal requires the removal of some of this to accommodate
the dwelling and associated parking etc. However, this has all been covered within the submitted
Arboricultural Impact Assessment and Method Statement provided by Oakfield Arboricultural Services (0AS
19-109-AR01 Rev A).

5.2  The Tree and Countryside Officer has raised no objection to the scheme subject to a condition requiring
that the development is carried out in accordance with the above mentioned document. It is not considered
that the planting that requires removal provides any landscape value and would therefore not have a
significant visual impact. Additionally, it is considered that there is suitable protection and mitigation for any
trees and planting that is to be retained during the works.

5.3  It is overall considered that the proposal has appropriate regard to impact on trees and the landscape
and is therefore considered to comply with the requirements of Policy DC12 in this regard.

6.0  Impact on parking provision and highway safety

6.1  The Highway Authority were consulted on the scheme and the proposal considered against the
requirements of Policy DC19.

6.2  Following the removal of the annexe element of the proposal, the Highway Authority have no objections
to the scheme subject to conditions to parking and turning provision. On this basis, the proposal is
considered to satisfy the requirements of Policy CP4 and DC19 in terms of parking provision and highway
safety.

7.0  Planning Balance

7.1  In terms of the overall planning balance, the site lies inside the settlement boundary were the principle of
development is accepted.  The details and plans submitted illustrate that a dwelling can be positioned on site
so as not to have an adverse impact on the overall character and appearance of the area or the level of
amenity currently enjoyed by existing neighbouring occupiers.

7.2  Whilst the concerns raised in relation to the impact of the development on the Listed Building are noted,
the design of the dwelling as well as its spacing on the site is considered to be a sympathetic approach in the
context of the Listed Building and is accordingly considered to be acceptable in planning and heritage terms.

7.3  On the basis of the above factors, the application is recommended for approval, subject to conditions.

RECOMMENDATION
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That Planning Permission be GRANTED subject to the following conditions:

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

2 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.

3 Archaeological condition
No development, including demolition, shall take place within the application site until the
applicant or their agent or successor in title has
a) No development shall take place until an archaeological written scheme of investigation
has been submitted to and approved by the local planning authority in writing. The scheme
shall include an assessment of significance and research questions; and 1) The programme
and methodology of site investigation and recording, 2) The programme for post
investigation assessment, 3) Provision to be made for analysis of the site investigation and
recording, 4) Provision to be made for publication and dissemination of the analysis and
records of the site investigation, 5)
Provision to be made for archive deposition of the analysis and records of the site
investigation and 6) Nomination of a competent person or persons/organization to undertake
the works set out within the written scheme of investigation.; and next
b)  No development shall take place other than in accordance with the written scheme of
investigation approved under condition (A). and next
c) The development shall not be occupied or put into use until the site investigation and post
investigation assessment has been completed in accordance with the programme set out in
the archaeological written scheme of investigation approved under condition (A) and the
provision to be made for analysis, publication and dissemination of results and archive
deposition has been secured.
Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
ensure the potential archaeological interest of the site is investigated and protected from the
outset of the development,  in accordance with Policy DC 17 of the Adopted Core Strategy
and Development Control Policies Development Plan Document 2009.
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 parking
turning and passing/waiting 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
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satisfactory development and highway safety.
This condition will require to be discharged

5 Tree Protection ground mats
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) prepared by Oakland, reference OAS19-109-AR01 Rev A. No other operations shall
commence on site in connection with the development until the tree protection works and
any pre-emptive tree works required by the approved AIA or AMS have been carried out and
all tree protection barriers are in place as indicated on the TPP. Works shall not commence
until written confirmation has been obtained from the appointed arboriculturalist to confirm
that tree protection is in place as specified. The protective fencing shall be retained in a
good and effective condition for the duration of the construction of the development and shall
not be moved or removed, temporarily or otherwise, until all site works have been completed
and all equipment, machinery and surplus materials removed from site, unless the prior
written approval of the local planning authority has been sought and obtained.
Reason for condition:-
To protect the rooting area of the trees 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

6 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.
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