
 
BRECKLAND COUNCIL 
DEVELOPMENT CONTROL COMMITTEE – 15TH OCTOBER 2007  
 
SPORLE:  HILL FARM,  THE STREET – APPLICANT:  MS EMMA GENT 
3PL/2007/1303/O - DEMOLITION OF POULTRY HOUSES & ERECTION OF 8 NO. 
HOUSING ASSOCIATION DWELLINGS INCLUDING ACCESS ROADS & PARKING 
AND 
3PL/2007/1305/O - ERECTION OF 9 NO. DETACHED DWELLINGS INCLUDING ACCESS 
ROADS AND GARAGES 
 
REPORT OF THE DEVELOPMENT SERVICES MANAGER 
(AUTHOR:  Simon Algar – Development Control Officer) 
 
Key Issues 
 

• Site outside, but adjoining Settlement Boundary 

• Proposal for affordable homes with a demonstrated need 

• Whether Sporle is a sustainable location for significant housing growth 

• Proposal for nine open-market dwellings outside Settlement Boundary which is 
contrary to policy, but may be necessary in economic terms to finance the provision 
of the eight affordable units. 

 
Description of Development 
 
Outline planning permission is separately sought for the provision of eight housing 
association dwellings and for nine open-market dwellings together with a new shared access 
road, associated footpaths and parking areas.  The new access to the two separate, but 
adjoining sites would be from The Street, close to its junction with the access drive to Essex 
Farm.  The existing vehicular access to the site would continue to serve the existing 
bungalow and Corfield House, and would provide a pedestrian access route to The Street 
from the proposed housing scheme. 
 
Site and Location 
 
The site is located at the southern end of the village of Sporle on an area of land currently 
used for poultry production, containing four poultry sheds.  The application site area for the 
eight affordable units, in part directly adjoins the southernmost boundary.  Both sites gently 
slope down to The Street from east to west.  There are a number of trees at the western end 
of the site for the eight affordable units and most of them are to be retained, as are the 
hedge and trees located along the northern and southern boundaries of the open-market 
housing site. 
 
Relevant Site History 
 
In 1981, outline planning permission was granted for an agricultural dwelling at the site (ref 
81/0529/O).  Approval of the reserved matters was granted in 1982 (ref 82/0753/F). 
 
In 1994 permission was granted for conversion of the brick and flint barn at the site into a 
single dwelling (ref 94/0738/F).  A revised proposal for the conversion was granted in 1999 
(ref 99/0730/F) and the permission was renewed in 2004 (ref 04/0917/F). 
 
In 1997 planning permission was individually granted for two separate poultry houses and 
associated plant (refs 97/1114/F and 97/1115/F).  These two permissions were renewed in 
2002 (refs 02/1348/F and 02/1349/F).  Both the 2002 permissions expire on the 5th 
November 2007. 
 
 
 
 



 
Policy Considerations 
 
Following the changes introduced to the planning system as a result of the Planning and 
Compulsory Purchase Act 2004, the Breckland District Local Plan no longer forms the 
document against which proposals for new development are assessed.  Under transitional 
arrangements, a small number of policies from the Local Plan have been ‘saved’ and may 
form part of the Authority’s Local Development Framework.  In the meantime, development 
proposals fall to be assessed against the guidance set out in the Government’s national 
Planning Policy Statements (PPS). 
 
The three PPS’s relevant to this proposal are as follows:- 
 
PPS1 Delivering Sustainable Development 
 
PPS1 advises that the following key principles should be applied to ensure that development 
control decisions contribute to the delivery of sustainable development:- 

i) Promotion of outcomes in which environmental, economic and social 
objectives are achieved together over time. 

ii) Impact on climate change be taken into account in the location and design of 
development. 

iii) Designs which fail to take the opportunity to improve the character and quality 
of an area shall not be accepted. 

iv) The local community shall have the opportunity to participate in the drawing 
up of development proposals. 

 
PPS3 Housing 
 
This PPS reflects the Government’s commitment to improving the affordability and supply of 
housing in all communities and that in support of rural areas high quality housing should be 
provided which contributes to the creation and maintenance of sustainable rural communities 
in market towns and villages.  The PPS advises that new development should achieve a 
good mix of different house types and provide for affordable housing to be used effectively 
and efficiently when new development is to be permitted.  Notably, in respect of the provision 
of affordable housing in rural communities it advises that where viable and practical 
Authorities shall consider allocating and releasing sites solely for affordable housing, 
including using a Rural Exception Site Policy.  This would enable small sites to be used for 
affordable housing in rural communities in areas that would not normally be used for housing 
because, for example, they are subject to policies or restraint.  Rural exception sites should 
only be used for affordable housing in perpetuity and a Rural Exception Site Policy should 
seek to address the needs of the local community by accommodating households who are 
either current residents or have an existing family or employment connection, whilst also 
ensuring that rural areas continue to develop as sustainable, mixed, inclusive communities. 
 
PPS7 Sustainable Development in Rural Areas 
 
PPS 7 advises that decisions on development proposals should be based on sustainable 
development principles, ensuring an integrated approach to the consideration of:- 
 

i) Social inclusion 
ii) Protection and enhancement of the environment 
iii) Prudent use of natural resources, and 
iv) Maintaining high and stable levels of economic growth and employment. 

 
The PPS advises that away from larger urban areas, Authorities should focus new 
development in or near to local service centres where housing, services and other facilities 
can be provided close together.  This should help to ensure these facilities are served by 
public transport and provide improved opportunities for access by walking and cycling.  
However, it goes on to advise that Authorities should set out in Local Development 
Documents, policies for allowing some limited development in, or next to, rural settlements 



that are not designated as local service centres, in order to meet local business and 
community needs and to maintain the vitality of these communities.  In particular, Authorities 
shall be supportive of small-scale development of this nature where it provides the most 
sustainable option in villages that are remote from, and have poor public transport links with 
service centres. 
 
Relevant Saved Local Plan Policies 
 
TRA.5 (Traffic Generation) – This advises inter-alia that permission will not be granted for 
development which would endanger highway safety or require road improvements which 
would conflict with landscape/townscape or nature conservation considerations. 
 
Consultations 
 
Sporle Parish Council:  Any comments received to be reported verbally. 
 
Highway Authority:  No objection subject to the imposition of conditions regarding provision 
of adequate visibility splay, turning and parking provision, surface water drainage and off-site 
highway and public transport improvements. 
 
Environmental Health Officer:  No objection. 
 
Housing Enabling & Projects Officer:  Supports proposal for the eight affordable units.  A 
recent housing needs survey has confirmed a need for affordable housing within Sporle, and 
the Parish Council is also supportive.  Hastoe have placed this scheme on to the supply 
chain requesting funding for the scheme from the Housing Corporation. 
 
Policy Officer:  Paragraph 30 of PPS3 and respective paragraphs in PPS7 would support the 
eight affordable units on the proposed exception site.  There is a strong policy of objection to 
the element of nine market houses and the predication that these are needed to deliver the 
eight affordable units.  The evidence that Hastoe have already approached the Housing 
Corporation adds significant weight to the argument that the eight affordable units can be 
achieved in isolation. 
 
Anglian Water:  Any comments received to be reported verbally. 
 
Environment Agency:  No objection subject to the imposition of conditions relating to the 
appropriate disposal of surface water. 
 
The Occupiers of Corfield House, Anakainoo and 22 The Street:  Have advised they 
welcome these applications as they would provide for much needed affordable housing and 
open-market housing within the village and would (if approved) remove the threat of an 
enlarged poultry farm.  The two additional poultry sheds were never built and it is understood 
that the permission for these expires on the 5th November 2007. 
 
Any additional representations received will be reported verbally. 
 
Assessment Notes 
 
Whilst the affordable housing application is separate from the application for the nine open-
market houses on the adjoining parcel of land, the two applications were submitted 
simultaneously and require to be determined together. 
 
The affordable housing application site, in part, directly adjoins the Settlement Boundary and 
as such, given the identified need for affordable housing units in the village, could be 
accepted as a housing exception site.  Attempts have been made to secure this through the 
Local Development Framework but to no conclusion to date. 
 
There are other parcels of land around the edge of the village which would be better located 
in terms of easy access to the facilities at Sporle, which include a primary school, a church, a 



general store and a village hall incorporating a post office facility.  However, to date, no other 
parcels of land have come forward in the form of a formal application. 
 
A large proportion of the existing housing stock in Sporle is ex-Council owned and is now 
rented or part-owned by the occupiers via Peddars Way Housing Association.  As such, 
whilst there is a clearly identified need for further affordable housing in the village, the need 
is not as high as it might otherwise have been with a different mix of existing housing stock 
in the village. 
 
There is an argument that the creation of a small estate type housing development is 
inappropriate given that Sporle is not identified as a local service centre and has limited 
facilities.  However, there is also an argument that allowing the provision of a limited amount 
of housing within the village would help to maintain/sustain the existing facilities in the village 
and this could be seen as a more compelling argument in social inclusiveness and 
sustainability terms in the context of this proposal. 
 
The case for allowing the development of all seventeen houses on environmental 
improvement grounds is weak.  Whilst the location of the existing poultry production unit is 
closer to residential properties in the village than would be ideal, the Environmental Health 
Officer for this area has advised that they have received no complaints about either odour or 
noise from the premises.  However, should no housing be allowed, it is likely that for 
economic reasons the applicants will wish to erect two more poultry sheds (for which they 
have permission) as the existing poultry business is not economically sustainable at its 
current production level.  The erection of two further poultry sheds at the site might give rise 
to odour and/or noise complaints from the premises and the Environmental Health Officer 
has expressed concern about this potential scenario. 
 
The pig rearing business on the opposite side of the road (at Essex Farm) has generated 
complaints about unpleasant odours from time to time. 
 
The existing poultry rearing business only employs one full-time worker at the present level 
of operation.  However, were the two additional units to be erected, this would generate at 
least one more job.  It is seen as important to try and support/maintain rural businesses of 
this type which contribute to the economic life and general vitality of the rural areas in which 
they are located. 
 
Should the existing poultry business close down completely, it is likely that the Authority will 
receive an application for the removal of the agricultural tie on the existing bungalow at the 
site.  Officers did in fact receive such an application prior to the registration of these two 
applications, but successfully requested that the applicant withdraw the application on 
grounds of prematurity. 
 
Should the existing poultry rearing business close down completely or be relocated to the 
adjacent field owned by the applicant (as might happen in the event of a split decision), it is 
likely that the permission for the conversion of the brick and flint barn at the site into 
residential use will be implemented. 
 
Officers are sympathetic to the proposal and the identified need for affordable units, and 
would wish to support this proposal in principle.  However, the applicants have openly stated 
that they will only go ahead with the scheme for eight affordable units if they receive 
permission for the associated nine open-market units because their view is that the provision 
of the eight affordable units in isolation would not generate sufficient capital/income for them 
to run down the existing poultry rearing business, which is their livelihood.  
 
Your officers have seen the costings for the proposed scheme and are satisfied that it would 
not be viable for the applicants to implement the affordable housing scheme in isolation, as 
they would actually incur a significant deficit in doing so, given the costs of dismantling the 
existing poultry sheds, putting in the new access road and funding the required associated 
highway and public transport improvements.  However, approval of the open-market housing 
proposal would set a dangerous precedent for other open-market schemes in the 



countryside in order to support the provision of affordable units.  Whilst the viability of a 
scheme has to be taken into account in determining any such proposal, the material 
considerations are such that they would not in this case outweigh the overriding and long-
established principle and policy objection to allowing the development of open-market 
housing outside the Settlement Boundary. 
 
Recommendation 
 
3PL/2007/1303/O (eight affordable housing units). 
That outline planning permission be GRANTED subject to conditions concerning materials, 
landscaping, boundary treatments and any requirements of the Highways Authority, 
Environment Agency and Anglian Water. 
 
3PL/2007/1305/O (nine open-market houses) 
That outline planning permission be REFUSED for the following reasons: 
 
The proposal is for nine open-market houses in the countryside (ie outside the Settlement 
Boundary for Sporle) where national planning policy guidance advises that housing should 
only be allowed:- 
 
i) on an affordable basis, adjacent to a Settlement Boundary where is meets a specific 

and identified local housing need, and/or 
ii) where it can be demonstrated that it is required in connection with the day-to-day 

running of a farm or other established rural business/enterprise. 
 
The proposed development does not meet either of the above stated criteria and cannot be 
justified on the basis that it cross subsidises the associated affordable housing proposed 
because Sporle is not a sustainable enough location for the provision of 17 houses, and 
approval of this proposal would therefore be contrary to the aims of PPS1, PPS3 and PPS7 
which, inter-alia, seek to ensure that all new significant housing development is located at 
sustainable locations and the countryside is protected, for its own sake, from non-essential 
development. 


