
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0309/O CASE OFFICER Tom Donnelly

LOCATION: SNETTERTON APPNTYPE: Outline
Land south of Snetterton Speed Shop POLICY: Out Settlemnt Bndry
Snetterton Business Park

CONS AREA: N

APPLICANT: Snetterton Park Ltd c/o Dovetail
Architects Limited
c/o Agent

LB GRADE: N

AGENT: Dovetail Architects Ltd
Suite 4, First Floor Clock Tower House

TPO: N

PROPOSAL: Outine application for erection of two dwellings (bungalows)

REASON FOR COMMITTEE CONSIDERATION

The application is brought before the committee as it is considered to be a significant policy consideration by
the Chairman's Panel.

KEY ISSUES

Principle of development
Impact on character and appearance
Impact on amenities
Impact on highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks outline planning permission with all matters reserved for the erection of two dwellings to
allow the relocation of two existing residential units currently on the site.

SITE AND LOCATION

The application site is at Land south of Snetterton Speed Shop on Snetterton Business Park. The site forms
part of the wider business park and is in close proximity to the eastern boundary of the site.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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3PL/2018/0116/F Permission 10-04-19
Change of Use from Shops, Cafes and Storage (A1/A3/B8) to Offices, General Industrial, Storage and
Distribution and Assembly and Leisure (B1a/B2/B8/ D2), together with external alterations.

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM03 Protection of Amenity
ENV05 Protection and Enhancement of the Landscape
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
HOU05 Small Villages and Hamlets Outside of Settlement Boundaries
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

SNETTERTON P C
No objection
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection
CONTAMINATED LAND OFFICER
No objection subject to conditions

REPRESENTATIONS

The neighbour consultation period expired on 05-05-20.
Additionally, a site notice and press notice were posted which expired on 02-06-20 and 29-04-20
respectively.
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No responses were received.

ASSESSMENT NOTES

 1.0 Principle of development

1.1 The application site is situated in the parish of Snetterton, a village without a boundary as defined by the
Breckland Local Plan (Adopted). As this is the case, Policy HOU05 is relevant to the principle of
development. This policy allows for development in HOU05 parishes where the following criteria are met:

1. The development comprises of sensitive infilling and rounding off of a cluster of dwellings with access to
an existing highway;
2. It is of an appropriate scale and design to the settlement;
3. The design contributes to enhancing the historic nature and connectivity of communities; and
4. The proposal does not harm or undermine a visually important gap that contributes to the character and
distinctiveness of the rural scene.

1.2 In this instance, it is not considered that any of these criteria are satisfied and therefore this weighs
against the proposal. Notwithstanding this, it is acknowledged that this proposal is to relocate two existing
residential dwellings and allow the existing units to be converted into additional office space. The creation of
employment in this location is supported by Snetterton Allocation(s) Policy 2 of the Breckland Local Plan
(adopted).  Also, the purpose of the relocation is to allow for better amenities for the occupiers of the
dwellings.

1.3 When weighing up the material considerations associated with the proposal, whilst the principle of the
development is contrary to Policy, it is considered that given the proposals are merely relocating the existing
dwellings and they are creating office space, which is supported by policy in this location.  A condition can be
applied requiring the residential use of the existing properties to cease on first occupation of the units hereby
approved.  Therefore, the material considerations in favour of the proposal outweigh the harm caused by the
location of the development.

1.4 On balance, it is therefore considered that the principle of development is established through the
repositioning of two existing residential dwellings on-site and is therefore considered acceptable on this
basis.

2.0 Impact on character and appearance

2.1 Section 12 of the NPPF and GEN02 and COM01 of the Breckland Local Plan (adopted) seek to promote
high quality design.  Policy ENV05 seeks new development to contribute to and where possible enhance the
local environment by recognising the intrinsic character and beauty of the countryside.

2.2 As the application is submitted in outline form with all matters reserved, no detailed designs have been
submitted at this stage. However, it is not considered that the indicative location of the development would
result in a detrimental landscape impact given the backdrop against which the site is set, that being a large
commercial and industrial site. Given this backdrop of development, it is considered that any views of the site
would tie in with the existing development and not result in any detrimental impacts. It is also noted that the
indicative footprint of the dwellings would match that of the existing dwellings to be lost. It is therefore
considered that a suitable detailed scheme could be designed so as to have appropriate regard to Policies
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GEN02, COM01 and ENV05 of the Breckland Local Plan (Adopted).

3.0 Impact on amenities

3.1 Policy COM03 of the Breckland Local Plan (adopted) seeks to avoid unacceptable effects on the
residential amenity of neighbouring occupants, or development which does not provide for adequate levels of
amenity for future occupants.  As previously stated, the purpose of relocating the residential units on site is to
offer better amenity space provision for the occupiers of the dwellings. The site area indicated on the location
plan indicates that two dwellings could be comfortably accommodated on the site whilst providing sufficient
amenity space provision and without causing detrimental amenity impacts, that would not be experienced by
the existing dwellings onsite, elsewhere. It is considered that these matters could be considered more fully at
reserved matters stage. However, it is considered at this stage that the proposal has appropriate regard to
Policy COM03 of the Breckland Local Plan (adopted) in terms of the preservation of amenities.

4.0 Impact on highway safety

4.1 Policies TR01 and TR02 of the Local Plan seek to promote sustainable transport.  The proposal would
utilise an existing highway network and access, which could be utilised by the existing residential dwellings.
The highway authority have raised no objections to the proposal. However, full consideration to the highway
safety impacts would be required at reserved matters stage when full details of parking and access are
provided. Based on the indicative plans submitted, it is considered that appropriate parking provision could
be provided so as not to result in any detrimental highway safety impacts. The proposal is therefore
considered to have appropriate regard to Policies TR01 and TR02 of the Breckland Local Plan (Adopted) and
Paragraphs 108 & 109 of the NPPF (2019).

5.0 Planning Balance/Conclusion

5.1 Whilst it is considered that the principle of development is contrary to Policy in this instance, it is
acknowledged that there are significant material considerations that weigh in favour of the development,
namely, the presence of two existing dwellings on site, which will effectively relocate to the application site.
This is considered a significant material planning consideration which on balance outweighs the harm caused
by the development in terms of its location. It is therefore considered that the proposal is acceptable and is
accordingly recommended for approval, subject to conditions, including requiring the residential use of the
existing properties to cease on first occupation of the units hereby approved.

RECOMMENDATION

It is recommended that the application is APPROVED, subject to the conditions listed below.

CONDITIONS

1 Outline permission -time limit
Approval of the details of the siting, design and external appearance of any building to be
erected together with precise details of the type and colour of the materials, means of
access thereto and the landscaping of the site (herein after called 'reserved matters') shall
be obtained from the Local Planning Authority in writing before any development is
commenced.
Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiry of TWO YEARS from the date of this permission.

BRECKLAND COUNCIL - PLANNING COMMITTEE -

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



Reason for condition:-
The application is for Outline permission only and gives insufficient details for the proposed
development and to comply with Section 92 of the Town & Country Planning Act 1999 (as
amended).

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, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission, in accordance with Policy COM01 of
the Breckland Local Plan (adopted).

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, in accordance with Policy COM01 of the
Adopted Local Plan (2019).

4 Occupation to cease
The residential use of the existing properties namely (Snetterton Park Lodge) shall cease on
first occupation of either of the units hereby approved.
Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy HOU05 of the
Adopted Breckland Local Plan (2019).

5 External wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, (including samples
where required), of the materials used in the construction of the external walls and roof(s) of
the development hereby permitted have been submitted to and approved in writing by the
Local Planning Authority.  This condition shall apply notwithstanding any indication as to
these matters that have been given in the current application.  The materials to be used in
the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policies COM3, GEN2 and COM1 of the Adopted Local Plan (2019).
This condition will require to be discharged

6 Desk study/ site investigation
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.  Desk Study
A desk study and risk assessment to determine the risk of any contamination on the site,
whether or not it originates on the site.  The desk study 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 an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
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service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.
B.  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) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).
C.  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.
D 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 undertaken in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
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 Policy COM01 of the Breckland Local Plan
(adopted).
This condition will require to be discharged

7 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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