
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/1343/O CASE OFFICER Naomi Minto

LOCATION: ASHILL APPNTYPE: Outline
Site Adjacent to 'Seaview' Hale Road POLICY: Out Settlemnt Bndry
Ashill

CONS AREA: N

APPLICANT: Holme Hale Farms
Holme Hale Hall Thetford

LB GRADE: N

AGENT: Landpro Services
Brettingham House 98 Pottergate

TPO: N

PROPOSAL: Proposed Residential Development

REASON FOR COMMITTEE CONSIDERATION

The application is to be considered at Planning Committee as an earlier, similar application for this site was
considered at Planning Committee and refused, contrary to the officer recommendation.

KEY ISSUES

- Principle of Development
- Design and Impact on the Character and Appearance of the Area
- Impact upon Highway Safety
- Amenity Impact
- Ecological Impact
- Flood and Drainage Issues
- Impact upon Trees
- Other matters

DESCRIPTION OF DEVELOPMENT

Proposed Residential Development - the application is for outline planning permission with all matters apart
from access reserved.  The indicative plan submitted with the application shows five dwellings across the
application site.

SITE AND LOCATION

The application site comprises a rectangular piece of land to the east of Hale Road and north of Seaview
Cottage.  The site is located at the north edge of the village of Ashill, and is located outside but in close
proximity to the settlement boundary to the south.  The site extends to approximately 0.49 Hectares.

EIA REQUIRED
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No

RELEVANT SITE HISTORY

3PL/2019/0377/O Refusal 04-09-19
Proposed Residential Development

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
COM02 Healthy Lifestyles
COM03 Protection of Amenity
ENV01 Green Infrastructure
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU03 Development Outside of the Boundaries of Local Service Centres
HOU06 Principle of New Housing
HOU10 Technical Design Standards for New Homes
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

ASHILL P C
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Although Ashill Parish Council feel that the footway problem has been addressed by applicant by providing
parking spaces to the rear of the properties for the adjacent cottages, there is no guarantee that cars will not
still park on a pavement in front of their houses and this cannot be enforced so there could still be a safety
problem for people having to walk in the road. Also Members feel that this application should be objected to
on grounds of it being OUTSIDE the development guideline.
NORFOLK COUNTY COUNCIL HIGHWAYS
The revised drawing 3461.01J includes the extended footway,new Village Gateway treatment and off road
parking provision for Widgeon Cottage and Teal Cottage. The latter will need to be in place before the
footway is constructed and a suitably worded condition to this effect will need to be imposed.

Since only Access is included as a matter for current consideration details of parking and
turning will need to form part of any Reserved Matters submission, to be conditioned.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Great Crested Newt Survey Report (Greenlight Environmental Consultancy; May 2019) and Preliminary
Ecological Appraisal report (Greenlight Environmental Consultancy; October 2019) submitted in support of
this application are fit for purpose. We support the creation of the 3m wide ecology strip shown on the site
and location plan (Parsons and Whittley; October 2019) along the northern and eastern site boundaries to
maintain connectivity for great crested newts across the site. If you are minded to approve this application,
we recommend that it is subject to an Ecological Management Plan condition.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principal provided that hedgerow along the site frontage is retained and trees are retained
as shown. It is also important to establish root protection areas at design stage as the provided AIA does not
take into account the likely disposition of roots and has indicated all as a circle without taking into account
site conditions. This specifically applies to T5, T9 and T10.
CONTAMINATED LAND OFFICER
No objection, providing the development proceeds in line with the application details.

NORFOLK COUNTY COUNCIL PUBLIC RIGHTS OF
WAY

No Comments Received

REPRESENTATIONS

Two letters of representation have been received, objecting to the proposals.  Their comments are
summerised as follows:

- We are most unhappy at the potential loss of a much enjoyed dog walking facility which is currently in place
at this site.
- Until very recently there was access from the Hale Road to Ashill Common via a permissive footpath,
supported with funding from an EU Environmental Stewardship scheme.  Discussions are ongoing between
Ashill PC and the landowner to retain this facility.  The proposed new driveway and parking area appear to
block this access.  This will make getting to the Common from Hale Road difficult and close a valuable facility
for local residents.  (Access to a new permissive path at the north end of the development would require any
new roadside pavement to be extended along the Hale Road as far as Hill House.)
- Given that there are now a number of separate planning applications along this section of the Hale Road I
hope that serious consideration will be given to ensure that all the conditions regarding pavements previously
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suggested by the Highways Authority are met.  I feel it is important that due thought is given to covering the
situation whereby one (or more) of the schemes above do not go ahead so that a continuous pavement
(extending from this proposed development to Fairholme Close) is in place.  This is essential for the safety of
pedestrians alongside this busy road where motorists regularly exceed the speed limit.
- We trust that great care will be given to addressing access and parking for this new development as speed
limits in Hale Road are broken frequently.
- We do trust current facilities in Ashill (school, doctors,etc) will be able to absorb additional families.
- I note that two dwellings in a recent development of 7 along the Hale Road remain unsold after a
considerable time.  Is there really a need for more, similar dwellings in Ashill?
- The most sustainable use of this land is to supply 'public goods in return for public money' - through being
used to grow crops, mitigating climate change or the production of energy crops.

One letter of support has been received from the owners of Teal Cottage and Widgeon Cottage, who
currently rents these properties out.  Their comments have been summerised as follows:

- Should the planning be approved providing Teal Cottage and Widgeon Cottage with off road parking with
access to the rear of their properties, they would NOT park on the new footpath to the front of the properties.
They were both pleased that should the planning be granted they would have safe off road parking.  In the
future should a new Tenancy Agreement be signed for either of the properties, I would make it a condition of
the agreement that any new tenant would NOT park on the footpath at the front of the properties and I would
enforce this condition stringently.  A continuous unobstructed footpath from this end of the village linking it to
the main part of the village and would be a considerable asset for the occupiers of the houses in the vicinity
and also for those from the main part of the village who take advantage of the permissive footpath across the
site.

ASSESSMENT NOTES

1.0 Principle of development

1.1 The application site lies outside the settlement boundary of Ashill.  Policy GEN03 of the Breckland Local
Plan designates Ashill as a Local Service Centre.  Policy GEN05 does allow for development outside of
defined settlement boundaries, where development is restricted to recognise the intrinsic character and
beauty of the countryside.  Development outside the defined settlement boundaries is only acceptable where
it is compliant with all relevant policies set out in the development plan, including  Policy HOU03.

1.2 Policy HOU03 of the Breckland Local Plan (adopted), which deals with development outside the
settlement boundaries of Local Service Centres, states:

Development outside of the boundaries of the Local Service Centres will normally be resisted where the
Local Plan housing target (as set in Policy HOU02) is provided for unless supported by other policies within
the Local Plan.

1.3 The housing target for Ashill is 105 dwellings.  Our latest monitoring indicates that this target has been
exceeded by 14 dwellings taking the total to 119 dwellings.  Therefore, the proposal is considered contrary to
Policy HOU03 (and HOU02) of the Breckland Local Plan (adopted) and the principle of development in this
location is not considered acceptable.

1.4 Policy HOU03 does go on to state:
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Where the Local Plan does not identify sufficient sites to achieve the housing target, then further
development will be allowed subject to being supported by relevant policies within the Development Plan and
meeting all of the following criteria:

1. It is immediately adjacent to the settlement boundary;
2. It would not lead to the number of dwellings in the settlement significantly exceeding the identified housing
target;
3. The design contributes to conserving, and where possible enhancing, the historic nature and connectivity
of communities; and
4. the development avoids coalescence of settlements.

Opportunities for self-build dwellings which meet the criteria set out above will be supported.

1.5 Despite the site being located immediately adjacent to the settlement boundary and the applicants stating
that they are prepared to promote the site as self build, the proposal is considered contrary to part 1 of this
policy, in that it exceeds the housing target.  The following criteria is only considered where the housing
target is not exceeded.  In addition, it is considered that 5 dwellings would 'significantly exceed' the specified
housing target (criteria 2), especially given the target is already exceeded by 14 dwellings.

1.6 Despite self build being promoted in the NPPF and Policy HOU03 of the Local Plan and being a
consideration which could weigh in favour of the proposals.  In this instance it is not considered to outweigh
the in principle objection to housing in this location due to the housing target being met.

1.7 It is also noted that an earlier very similar scheme on this site was overturned at Planning Committee and
recommended for refusal by members on 2nd September 2019.  The reason for refusal was based on the
proposed footpath, which was not continuous into the village nor would it be able to form an unbroken path
due to neighbours parking, and it would lead to a section where users have no alternative but to step onto
the road and walk a short distance on the road to move around parked cars.  Although this matter has now
been addressed by the applicants (this is further discussed below), this application was considered in light of
the earlier Development Plan policies and without a five year housing land supply.

1.8 The Council can now demonstrate a five year housing land supply, having regard to paragraph 74 of the
NPPF and therefore the policies within the Breckland Local Plan (adopted November 2019) are afforded full
weight.  The proposal, which has been considered in light of the adopted Policies within the Local Plan, is
considered unacceptable in principle and contrary to Policy HOU03 of the Breckland Local Plan (adopted),
as well as Policies GEN01, GEN03 and GEN05, which all seek to promote sustainable development.

2.0  Impact on the character and appearance of the area

2.1  Section 12 of the NPPF and GEN02 and COM01 of the Local Plan seek to promote high quality design
and protect the character of an area.  Policies GEN05 and 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  Whilst the proposed development would be outside the defined settlement limit, the proposed
development would adjoin the built up area of the village.  The application site is north of the settlement of
Ashill and a cluster of existing development sits opposite the site to the west of Hale Road, an outline
application was approved for up to three dwellings on the site adjacent to this application site on land
adjacent to Reeves Farm in November 2018 (3PL/2018/0764/O).  Another recent application
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(3PL/2017/1077/O) has been approved to the east, slightly further south of this site for seven dwellings which
was granted outline permission in June 2018.  These applications all pre-date the current Local Plan and
were considered when the Council did not have a five year housing land supply.  Nevertheless, it is not
considered that the proposal would result in an isolated development in the countryside and would be
compatible with the general residential character of the area.

2.3 The application has been submitted in outline form with all matters reserved, except access, therefore
design and layout etc will be fully considered at the reserved matters stage.  Notwithstanding this, an
indicative layout plan has been provided which indicates that five dwellings can be suitably designed to be
accommodated within the site which provides a small development accessed by one road as well as
providing a sufficient plot size for future occupants.

2.4  It is considered that the erection of five dwellings on the site would not result in a form of development
out of keeping with the existing pattern of development nor would it unduly impact the intrinsic character or
beauty of the countryside and is therefore considered to accord with Section 12 of the NPPF and Policies
GEN02, COM01 and ENV05 of the Breckland Local Plan (adopted).

3.0 Highway Safety

3.1 Policies TR01 and TR02 of the Local Plan seek to promote sustainable transport. Policy TR01 requires
development to minimise the need to travel; promote opportunities for sustainable transport modes; not
adversely impact on the operation or safety of the strategic road network; improve accessibility to services;
and support the transition to a low carbon future.  Policy TR02 requires development to integrate into existing
transport networks; mitigate highways impacts; protect and enhance access to public rights of way; provide
safe, suitable and convenient access for all users, including appropriate parking; and avoid inappropriate
traffic generation and not compromise highway safety.

3.2 The Highway Authority previously raised concerns with the last application with regards to the footway.
The revised drawing 3461.01J for this scheme includes the required extended footway, new Village Gateway
treatment and off road parking provision for Widgeon Cottage and Teal Cottage.  The Highways Authority are
therefore satisfied in this regard, subject to conditions to secured the footway and parking.

3.3 There is sufficient space within the applicant site for car parking and turning.  However, these matters can
be adequately considered at reserved matters stage.

3.4 Despite the owners of Teal Cottage and Widgeon Cottage writing in and stating that their tenants are
likely to use the car parking provided and not park on the new footway, this could not be the subject of a
planning condition, as it would not be enforceable.  Therefore, the proposals are considered with this in mind.
However, the tenants are far likely to park in an allocated car parking space, off the highway and therefore
although there is some likelihood that cars may park on the footway, this is somewhat reduced by the
arrangements the applicants propose.

3.5 With regards to the permissive path, there is no designated right of way in this location.  If the path has
been used for some time then it may have a status which would require its retention or diversion.  However,
this would be a matter for the applicant and Norfolk Rights of Way to resolve, if planning permission was to
be granted.

3.6 The proposal is considered acceptable with regards to highway safety and in accordance with Policies
TR01 and TR02, subject to the imposition of conditions.
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4.0 Amenity Impact

4.1 Policy COM03 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.

4.2 The application has been submitted in outline form with all matters reserved except for access, therefore,
amenity impact will be fully assessed at the reserved matters stage.  An indicative plan has however been
submitted which indicates that five dwellings can be accommodated within the site whilst retaining good
separation distances between existing dwellings. It also demonstrates that each plot will be afforded a good
degree of private rear amenity space.  The proposal is therefore considered to accord with Policy COM03 of
the Breckland Local Plan (adopted).

5.0 Ecology

5.1 Section 15 of the NPPF and policy ENV02 of the Local Plan require the protection and enhancement of
biodiversity.

5.2 The Natural Environment Team have been consulted and state 'the Great Crested Newt Survey Report
(Greenlight Environmental Consultancy; May 2019) and Preliminary Ecological Appraisal report (Greenlight
Environmental Consultancy; October 2019) submitted in support of this application are fit for purpose. We
support the creation of the 3m wide ecology strip shown on the site and location plan (Parsons and Whittley;
October 2019) along the northern and eastern site boundaries to maintain connectivity for great crested
newts across the site. If you are minded to approve this application, we recommend that it is subject to an
Ecological Management Plan condition.

5.3 Subject to the imposition of conditions, as suggested, the proposal is considered compliant with Policy
ENV02 of the Breckland Local Plan and Section 15 of the NPPF.

6.0 Flood and Drainage Issues

6.1 Section 14 of the NPPF and ENV09 of the Local Plan seek to minimise the risks of flooding by direct new
development away from areas at highest risk of flooding and for new development not to increase flood risk
elsewhere.

6.2 The application site is within Flood Zone 1 and so the risk of flooding is low.  The site is also a very low
risk area for surface water flooding according to the Environment Agency maps.  For these reasons the
proposal is considered to accord with Section 14 of the NPPF and Policy ENV09 of the Breckland Local Plan.

7.0 Impact upon Trees

7.1 The retention of significant trees and hedgerows is supported by Policy ENV06 of the Local Plan.

7.2 An Arboricultural Implications Assessment and Tree Protection Plan (Plandescil; March 2019) has been
submitted as part of the application.  The report confirms that a hedgerow and mature trees are along the
western boundary, adjacent to Hale Road, a small tree and hedgerow within the grounds of Seaview Cottage
a private dwelling to the south west and mature Oaks to the south of the plot.  The northern and eastern
boundaries are open to the field beyond the site area.  The AIA contains an Arboricultural Method Statement
and Tree Protection Plan that sets out the measures to be followed to ensure the protection of the retained
trees during the construction of the development.
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7.3 The Tree and Countryside Consultant has been consulted and has no objection to the principal of
development in this location, provided that the hedgerow along the site frontage is retained and trees are
retained as shown.  This can be the subject of suitably worded planning conditions.  They also state, it is
important to establish root protection areas at design stage as the provided AIA does not take into account
the likely disposition of roots and has indicated all as a circle without taking into account site conditions.  This
specifically applies to T5, T9 and T10.  This can be considered with any subsequent reserved matters
application.

7.4 Therefore, subject to conditions, the application would not be harmful to trees and would comply with
policy ENV06 of the Breckland Local Plan (adopted).

8.0 Other Matters

8.1 The Contaminated Land Officer has considered the proposal and has advised that the application would
not raise any contaminated land comments based on both the accuracy of the information provided and the
current records of contaminated land issues they hold to date.  The proposal, therefore, accords with Section
15 of the NPPF.

9.0 Planning Balance and Conclusion

9.1 The proposal is located outside the designated settlement boundary for Ashill.  The Housing Target for
Ashill has been exceeded and therefore the principle of development is not established.  Despite the
applicants stating the site could be promoted as self-build and this being a minor positive in terms of the
overall scheme, it would not outweigh the in principle objection to housing in this location.  The proposal is
therefore considered contrary to the Development Plan and recommended for refusal.

RECOMMENDATION

The proposal is recommended for refusal, for the following reason.

REASON(S) FOR REFUSAL

1 Non-std housing reason for refusal
The proposal is located outside the designated settlement boundary for Ashill.  The Housing
Target for Ashill has been exceeded and therefore the principle of development in this
location is considered contrary to Policy HOU03 of the Breckland Local Plan (adopted).
Therefore, the proposal is not considered to be sustainable development contrary to Policies
GEN01, GEN03, GEN05 and HOU03 of the Breckland Local Plan (adopted).
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