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HARLING
Lopham Road

Mr David Taylor
Willow Tree Cottage Fen Lane

Scott Brown Partnership
The Old Smithy Mere Road

Erection of 8 no. houses (phase 3) including affordable housing & open space

Full

3PL/2011/1071/F

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Policy justification
Planning history of the adjacent sites
Impact on the character and appearance of the locality
Impact on neighbour amenity
Impact on highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of 8 dwellings consisting of 5
detached dwellings (plots 16 - 20) which would be open market houses and 3 terraced dwellings
(plots 21 - 23) which would be affordable units.  The development also includes an area of public
open space.  The site would be accessed via an adjacent residential development which is
currently under construction; the current proposal represents "phase 3" of this larger site.   

The application site consists of a roughly rectangular shaped parcel of former agricultural land
which lies on the edge of the village of East Harling.  The site is located to the north of a
residential development currently under construction which when completed would comprise of 43
dwellings.  To the north, east and west of the application site are areas of open land.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2010/1079/F - Proposed residential development of 17no. houses including a mix of 2, 3 and
4 bedroom houses - Allowed on Appeal.
3Pl/2010/0374/F - Residential development (15 units) and open space - Approved.
3PL/2009/1065/F - Residential development - 15 units (Re-submission of 3PL/2009/0589/F) -
Refused.
3PL/2009/0589/F - Residential development (15 units)- Dismissed on Appeal.
3PL/2008/0579/F - Demolition of redundant industrial buildings & erection of 10 no. houses
(Revised Layout)- Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    
No objections.

 CONSULTATIONS

PPS01
PPS03
PPS07
SS1
CP.01
DC.01
DC.02
DC.04
DC.14
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Spatial Strategy
Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Energy Efficiency
Design

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

HARLING P C -   
Objection - When the LDF process was introduced, with Breckland Council's support we favoured
the development of a site off Kenninghall Road, not least because we felt that the village could
absorb the proposed 50 properties; any more would have a prejudicial impact on its
infrastructure. Because of this, and again with your support, we have resisted Mr Taylors
proposals for this site which, prior to this, have involved a total of 25 properties.. In spite of him
subsequently gaining approval for these through the appeal process, we cannot support this
latest application, our reasons remaining the inability of the infrastructure to cope, in which
connection we make specific reference to the lack of schooling places at both primary and
secondary level and the lack of car parking facilities within the village centre.
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An objection has been received; a summary of which is as follows:
The development would put services such as schools, public transport and doctors surgery under
pressure;  the village has already seen sufficient new housing; it will not enhance the village and
it is not in keeping with the area. 

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is considered to be locally sensitive.
* The application site is located outside of the defined Settlement Boundary for East Harling and,
as such, the application has been submitted under the auspices of PPS3 (para's 54, 69 and 71
are particularly pertinent) which allows for positive consideration of sites which would not normally
be considered suitable for development development where a Local Planning Authority does not
have an up-to-date 5 year housing supply.  It should be noted that in order to be positively
considered, a proposal must comply with specific criteria.
* Para 71 of PPS3 states that:
"Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take account policies in this PPS or there is less than five years supply of deliverable sites, they
should consider favourably planning applications for housing, having regard to the policies in this
PPS including the considerations in paragraph 69."

*Paragraph 69 states the following:
"In general, in deciding planning applications, Local Planning Authorities should have regard to:

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING    

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENABLING OFFICER    

This application is contrary to Policy SS.1 and CP.1 of the adopted Core Strategy. Additionally
the application fails to satisfy the requirements of paragraphs 69 and 71 of PPS3 Housing. There
is a planning policy objection to this development on these grounds.
If you were minded to approve the application we would expect to see a condition in relation to
DC14.

No objection subject to conditions.

No objection.

No objection.

TREE AND COUNTRYSIDE OFFICER -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 
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- Achieving high quality housing.
- Ensuring developments achieve a good mix of housing reflecting the accommodation
requirements of specific groups, in particular, families and older people.
- The suitability of a site for housing, including its environmental sustainability.
- Using land effectively and efficiently.
- Ensuring the proposed development is in line with planning for housing objectives, reflecting the
need and demand for housing in, and the spatial vision for, the area and does not undermine
wider policy objectives eg addressing housing market renewal issues."

* Furthermore, paragraph 54 is directly relevant, stressing the requirement for a site to be
"deliverable" and to be considered "deliverable" a site must comply with the following
requirements:

- Be Available - the site is available now.
- Be Suitable - the site offers a suitable location for development now and would contribute to the
creation of sustainable, mixed communities.
- Be Achievable - there is a reasonable prospect that housing will be delivered on the site within
five years.

* In this instance the Local Planning Authority does not have an up-to-date five year housing
supply and as such the proposal can be looked at favourably in general terms.  
* The Planning Policy Officer states that on the basis of the fifth bullet point of paragraph 69, the
applications need to be in accordance with the spatial vision for the area.  The spatial vision for
the area is set out within the adopted Core Strategy and Development Control Policies DPD and
also included within Policy CP1 Housing of that document.  Harling is classified as a Local
Service Centre village with a positive housing allocation for 50 dwelling.  Since this document was
adopted 96 dwelling currently either have planning permission or are awaiting a Section 106 to
grant permission within Harling.  If this proposal is also granted planning permission, this would
see the over allocation of dwellings by more than 100%, in comparison to the numbers deemed
acceptable through the Core Strategy.
* Whilst this individual application is only for 8 additional dwellings it cumulatively compounds the
conflict with the Core Strategy housing application in Policy CP1 and could set a precedent for
further incremental small-scale development outside of the Settlement Boundary for Harling.
* With this in mind, it is also necessary to have regard to recent planning appeals on the adjacent
sites (which are under the applicant's control) and the resulting approvals which are currently
under construction.  These decisions concluded that the allocation of 50 dwellings for Harling as
part of the Core Strategy was a "target" rather than a "ceiling" on house building.  With this in
mind, it is necessary to consider whether 8 further dwellings, in addition to those consented in
Harling, would undermine or compromise the functioning of the village or the strategic vision for
the District.  There are no specific capacity or service issues apparent within the village eg
inadequate sewer provision, school plans etc. which would indicate that 8 new dwelling would
compromise the functioning of the village.  The additional units are not considered to represent a
threat to the strategic vision for the District.
* Furthermore, the Policy Team state that when considering applications due to a lack of a five
year land supply within the District, it is imperative to consider the delivery rates of units on site,
to display how they will come forward in advance of the plan making procedure.  There is concern
at the speed of delivery on the consented schemes (the first of which received in 2010).  To date
4 properties have been completed on site and a further 2 properties are under construction.
Whilst it may be fair to suggest that delivery has not been particularly "quick", it should be
acknowledged that dwellings have been completed on site and some of the highway
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Planning Permission

3920
3046
3104
3140
3405
3408
3414
3700
3702
3704
3804
3949

Time limit
In accordance with submitted plans
External materials to be approved
Prior approval of slab level
Fencing/walls - details and implementation
Landscaping - details and implementation
Fencing protection for existing trees
Details of roads, footways etc.
Engineering works to specification of LPA
Roads & footways to dwellings - construction
Precise details of foul water disposal
Contaminated Land - Site Investigation/Remediation

 RECOMMENDATION

 CONDITIONS

infrastructure and construction work is ongoing as set out above and with this in mind it is not
considered that refusal of permission on the grounds of delivery being too slow could be justified.
* On balance, it is felt that the principle of further development in this part of Harling is acceptable
in planning policy terms.
* In visual terms it is considered that the development would represent a logical extension of the
adjacent residential development and would represent the completion of the development given
the existence of the established boundary to the north of the site.  The relatively spacious nature
of the layout of the scheme is consistent with the adjacent residential development under
construction and this edge of village location.  The traditional design of the units and external
materials are also consistent and sympathetic to the locality.
* The positioning of the public open space within the centre of the site also represents a positive
visual feature within the site and would offer attractive views out to future residents.
* In terms of neighbour amenity, it is evident that the proposed dwellings are all sufficiently
distanced from existing dwellings and one another so as to adequately safeguard light, outlook
and privacy. 
* The Highway Authority has confirmed that it has no objection to the proposal subject to the use
of suitably worded planning conditions.
* The number of dwellings proposed, including this scheme as part of a larger residential
development, necessitates the provision of affordable housing, open space provision and
financial contributions towards education.  These are to be secured through a Section 106 legal
agreement which is currently being finalised.  The applicant has indicated a willingness to provide
the aforementioned contributions.
* Policy DC14 of the Adopted Core Strategy requires a development such as this to supply at
least 10% of the energy they require through on-site and/or decentralised renewable sources.  It
is appropriate to secure this via a suitably worded planning condition.
* The Council's Contaminated Land Officer has confirmed that on the basis of the desk study
submitted they have no objection.
* In conclusion, it is considered that the scheme complies with the relevant policy requirements
and is, therefore, recommended for approval.   
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3946
3920
3920
3998
4000
3996

Contaminated Land - Unexpected Contamination
Surface water drainage
Foundation detail
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WEETING
Land North of Cromwell Road

Childerhouse Lodge Farms
c/o agent 

EJW Planning Limited
Lincoln Barn Norwich Road

Development of 35 dwellings, new access, 24 allotments, community woodland,
open space and assoc. landscaping

Full

3PL/2011/1102/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Impact upon the Breckland SPA
Compliance with housing policy
Impact upon the character and appearance of the locality
Impact upon neighbour amenity
Highway safety
Archaeology 

 KEY ISSUES

The application seeks full planning permission for the erection of 35 dwellings of which 14 would
be affordable units.  The mix of units is as follows: 
3 x 5 bed dwellings, 8 x 4 bedroom dwellings (2 of which would be affordable), 16 x 3 bedroom
dwellings (4 of which would be affordable), 8 x 2 bedroom dwellings (all of which are affordable
and 2 of which are disability compatible). 

The residential development would be accessed via the creation of a new road which would adjoin
Cromwell Road to the south.  The new access road would necessitate the demolition of an
existing detached single storey dwelling (6 Cromwell Road).  The application also includes the
provision of public allotments to the northern part of the site (0.67 hectares).  An area of public
open/recreation space is provided between plots 27 and 28 and the adjacent woodland to the
eastern perimeter of the site would also be available to the general public. 

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Raine

No Allocation
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The application site consists of 3.12 hectares of agricultural land located on the north-western
edge of the village of Weeting (classified as a local service centre).  The site lies outside the
Settlement Boundary.  The site is accessed via a private drive which adjoins the B1106 to the
south-west.  This private drive also serves a small number of residential dwellings and agricultural
buildings which lie to the west of the application site.  To the south are the private gardens to
residential properties on Cromwell Road and Cromwell Close.  To the east is a belt of trees
beyond which are the private gardens of a number of residential properties.  To the north there is
further agricultural land beyond a line of mature trees. The site lies within the buffer zone in
respect of stone curlew and nightjar

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS25
SS1
CP.01
CP.10
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
DC.19

Delivering Sustainable Development
Housing
Development and Flood Risk
Spatial Strategy
Housing
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Parking Provision

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

NATURAL ENGLAND    

No objection subject to conditions.

Natural England has no objection to the development provided that:
a) Detailed information on habitat management (e.g. permanent fallow plots) to reduce the
impact on birds nesting outside the SPA is submitted with a monitoring plan and agreed by the
local authority in advance of any construction work commencing
b) Permissive access from the application site to link with rights of way to the east of Weeting
village to draw walkers away from the drove road which crosses Weeting Heath NNR is
considered by the applicant for inclusion in the site layout design details and submitted to the
local authority for approval
c) Detailed information on other mitigation measures mentioned in the application, such as
construction methods, lighting and traffic management, is agreed by the local authority in
advance of any work commencing
d) An internal inspection and/or emergence surveys for bats are carried out on 6 Cromwell Close
before demolition.
Habitats Regulations Assessment
The application site falls within the 1500m buffer around Breckland SPA with stone-curlew.
Natural England considers that the application site is not completely masked from the SPA by
existing built development. In particular, the northern tip of Weeting Heath SSSI/NNR and the
northern section of a unit of Breckland Farmland SSSI to the east of Weeting Heath are not
screened by existing buildings. In accordance with policy CP10 of Breckland Council's Adopted
Core Strategy and Development Control Development Plan Document, an appropriate
assessment of the development on the SPA is therefore required. In addition, there are known to
be regular nesting attempts by stone-curlews outwith the SPA to the north of the application site
which also need to be considered in the assessment since the northern section of the application
site is not screened from these birds.
An appropriate assessment has been submitted with the application entitled "Site specific
assessment with respect to Stone Curlews" (Norfolk Wildlife Services, August 2011). However,
Natural England does not support the methodology used to evaluate the impact of the
development in this assessment.
Natural England has considered the impact of the proposed development and concludes that,
with mitigation, there is unlikely to be an adverse effect on the integrity of Breckland SPA.
Mitigating factors include the fact that existing housing adjacent to the application site (i.e.
Angerstein Close which curves up and to the east of the development) is not screened from the
SPA; the application site does not materially extend this but rather fills in a gap between existing
buildings. In addition, Weeting Heath SSSI/NNR is managed specifically for stone-curlew;
positive habitat management has a major influence on stone-curlew nesting. However, stone-
curlew may forage in arable land designated as Breckland Farmland SSSI to the east of Weeting
Heath NNR. The foraging behaviour of stone-curlew is likely to be less affected by housing than
nesting behaviour.
There is a drove road leading from the application site which crosses Weeting Heath NNR. There
may be increased recreational disturbance to birds from walkers (and walkers with dogs) arising
from the additional housing. We advise that this should be mitigated by the provision of
alternative routes, such as the construction of a permissive path from the application site to join

WEETING P C -   
No objection
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NORFOLK WILDLIFE TRUST    

existing footpaths and rights of way to the east of Weeting village to attract walkers away from
Weeting Heath NNR and Breckland Farmland SSSI.
There is regular but infrequent nesting by stone-curlew to the north of Weeting village outside the
SPA. The "Site specific assessment with respect to Stone Curlews" report states that mitigation
for non-SPA birds will need to be conditioned namely a "suitable layout that focuses recreation
away from access to the north of the site and provides suitable fence and screening by tree belts
on this edge and additional habitat management within the vicinity for stone-curlews to remove
residual risk" (section 10.2.2). Natural England supports this mitigation but considers that more
detailed information needs to be provided and made deliverable by the application. For example,
permanent fallow plots in arable land for stone-curlew should be mapped and management and
monitoring plans drawn up and agreed by the local authority.
Bat survey
The bat survey submitted with the application entitled "Site Assessment for Bats - 6 Cromwell
Close, Weeting" (Norfolk Wildlife Services September 2011) reported an external examination of
a building. We recommend that an internal inspection and/or emergence surveys for bats are
carried out before demolition as a single external inspection is not sufficient to conclude that bats
are not using the property.
Landscape
The application site does not fall within a nationally designated landscape. However all proposals
should complement the local distinctiveness and be guided by the local authority's landscape
character assessment.
In accordance with Section 4 of the Natural Environment and Rural Communities Act 2006,
Natural England expects to be consulted on any additional matters, as determined by Breckland
Council that may arise as a result of, or are related to, the present proposal. This includes
alterations to the application that could affect its impact on the natural environment. Natural
England retains its statutory discretion to modify its present advice or opinion in view of any and
all such additional matters or any additional information related to this consultation that may
come to our attention.

NWT fully supports Policy CP 10 in the adopted Breckland Core Strategy. We were not involved
in the development of this policy in relation to protected species and the SPA and do not routinely
comment on planning applications that may impact on SPAs, preferring to leave this to Natural
England and RSPB, who regularly deal with similar applications and are familiar with the research
that led to the adoption of Policy CP10.  However, due to the proximity of this application to
Weeting Heath  NWT Reserve, we thought it useful to make some comment.  
We expressed concern during the Site Specific Issues and Options consultation regarding impact
of new housing allocations at Weeting, in line with our support for CP10. Although we understand
that the current planning proposal is of a smaller scale, the Council will need to ensure that the
application is in line with the Core Strategy as the application is clearly within the 1500m stone
curlew buffer.  As we understand it, this means that the applicant will need to show that the
proposal is completely masked from the SPA and demonstrate that it will not adversely affect the
integrity of the SPA. 
We note that there are conflicting views from the applicant and from other consultees over the
applicants assessment of likely adverse impacts and the appropriateness of compensation in the
context of this application. We don't wish to add to these arguments. However, we would like to
make clear that there has been no discussion between NWT and the applicant over "heathland
enhancements" on NWT land at Weeting Heath.
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CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE OFFICER    

No objection.  The applicant should aim to achieve full Secured by Design (SBD) award status for
this development.

No objection subject to conditions.

The Conservation of Habitats and Species Regulations 2010, Regulation 61(1) states - "A
competent authority, before deciding to undertake, or give any consent, permission or other
authorisation for a plan or project which-
(a) is likely to have a significant effect on a European site -(either alone or in combination with
other plans and projects), and
(b) is not directly connected with or necessary to the management of that site
must make an appropriate assessment of the implications for the site in view of the site's
conservation objectives."
With respect to planning decisions, the local planning authority is deemed the 'competent
authority' and the process is commonly known as a Habitats Regulations Assessment (HRA)
The precautionary principle is embedded within the Regulations through the 'Waddenzee Ruling'
which requires a presumption against a development proposal unless "no reasonable scientific
doubt remains as to the absence of such (adverse) effects"

Based on currently available evidence and as embodied in Breckland Council Core Strategy
Policy CP10, it must be assumed that all development, irrespective of intervening features and
resulting in an increase in building footprint within 1500m of the elements of the Breckland
Special Protection Area (SPA) - supporting or capable of supporting stone curlews, or within
1500m of accredited stone curlew supporting habitat outside the SPA - may have a significant
effect on the stone curlew special interest feature of the SPA.

Research by Footprint Ecology revealed that stone curlew nesting density was depressed by the
proximity of built environment and that the effect was observable up to a distance of 2500m and
furthermore was relative to the amount of built environment. However, in the interests of
proportionality, Policy CP10 was adopted citing a threshold distance of 1500m with qualifying
exceptions where proposed development was screened from the SPA by existing development or
where the proposal would result in a minimal increase in built footprint.

The application site is approximately 160m from land within the Breckland Special Protection
Area supporting or capable of supporting stone curlews. Therefore it must initially be assumed
that the proposal may have a significant adverse effect.

The proposal is partially screened to the west by existing built environment, with existing farm
buildings between the proposal and some of the SPA. Towards the north west the proposed
development would be unscreened

The proposal would result in a considerable increase in the built footprint: the plans indicate an
increase in built footprint in excess of 3000sqm.

The proposal involves a change of use from arable farmland land and a significant intensification
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ENVIRONMENTAL PLANNING    

of human activity.

The Report from Norfolk Wildlife Services inconsistently conflates the regulations relative to
European Protected Species and European Protected Sites despite quoting the European
Commission in section 3.4 ".the expression 'integrity of the site' shows that the focus is here on
the specific site. Thus it is not allowed to destroy a site or part of it on the basis that the
conservation status of the habitat type and species it hosts will anyway remain favourable within
the European territory of the Member State."

In the light of specialist research undertaken for the Habitats Regulations Assessment of the
adopted Breckland Core Strategy, which demonstrates an association of buildings and a
significantly reduced nesting density by stone curlews up to distances of at least 1500m, it cannot
be ascertained that an absence of adverse effect upon on the stone curlew special interest
feature of the SPA can be established and there must therefore be a presumption against
consent.

The Report from Norfolk Wildlife Services inconsistently conflates the regulations relative to
European Protected Species and European Protected Sites despite quoting the European
Commission in section 3.4 ".the expression 'integrity of the site' shows that the focus is here on
the specific site. Thus it is not allowed to destroy a site or part of it on the basis that the
conservation status of the habitat type and species it hosts will anyway remain favourable within
the European territory of the Member State."

The Habitats Directive allows authorities to derogate from the strict provisions of the directive for
"imperative reasons of overriding public interest" providing there is no satisfactory alternative and
sufficient mitigation can be made so that the favourable population/conservation status of the
site/species can be maintained.

The first and second tests are addressed fully in the consultation from the Planning Policy
section. The third test is a sequential test following the first two - if these cannot be satisfied then
the third does not apply. 

No Arboricultural Impact Assessment is offered and while the on-site walnut is mentioned in the
Ecological Assessment, no consideration of the off-site trees is made in respect, for instance, of
shading or actual or perceived threats. At the very least, standard tree protection fencing should
be conditioned to any consent.

Opportunities for building in biodiversity opportunities into the fabric of the houses should be
exploited in all major new developments. Given the essentially rural location of the site, such
measures would best be targeted at bats and swifts and details should be conditioned to any
consent.

The proposal is for the development of 35 residential units (14 affordable) plus associated open
space on land north of Cromwell Close, Weeting. The site lies outside the settlement boundary
as defined on the adopted Proposals Map and within 1,500m of Breckland SPA accommodating
the stone curlew interest feature. As such, the site is effectively 'screened in' to the need for an
Appropriate Assessment to be made under the Habitats Regulations. 
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The application is being made under the auspices of PPS3 to address land supply
considerations. Weeting is identified in the Council's Core Strategy as a Local Service Centre
village but with no positive allocation for housing growth (Policy SS1). This is confirmed by the
absence of a housing figure for the village in Policy CP1 of the same document. 

In considering applications made under PPS3, the provisions of Paragraphs 69 and 71 are of key
relevance. In particular, I would draw the Case Officers attention to the final bullet of paragraph
69 which seeks such proposals to be in line with planning for housing objectives but also the
Spatial Vision for the area. As indicated above, the absence of any positive housing allocation for
Weeting means that such proposals are clearly contrary to the adopted Spatial Vision for the
area as set out in the Council's adopted Core Strategy. Furthermore, due to the location of the
site within 1,500m from SPA with stone curlew, it is also questioned whether the proposal can
satisfy the third bullet of para 69 regarding its environmental sustainability particularly in light of
the issues raised with the supporting environmental information below. I would also advise that as
the Thetford Area Action Plan is due to be submitted in the next few weeks, weight can then be
given to the document which will identify land for 5,000 new dwellings in the Town. This
document, when adopted will close the current temporary shortfall in housing land supply. 

Turning to matters of deliverability as para 54 of PPS3 sets out, it is noted that there appears to
be no developer on board in bringing forward the scheme, nor is there evidence of a Registered
Housing Provider who might take on the proposed affordable housing units. This underlines the
speculative nature of the proposal and raises questions as to the deliverability of the scheme.
There is also no indication as to a build schedule or evidence of the expected number of
dwellings likely to come forward in the next 5 years which does not strongly indicate achievability.
 The following paragraphs also cast doubt on the wider suitability of the site for housing. 

It is also notable that Childerhouse Lodge Farms put this land forward for consideration in the
recent Site Specific Policies DPD Examination in Public and were represented at the hearing
sessions in July this year. The Inspectors Report was received in December 2011 and has
concluded that the approach to the Weeting in the Site Specific Policies and Proposals document
is consistent with the European Habitats Directive, national planning policy and the Spatial
Strategy contained in the adopted Breckland Core Strategy document.  The Inspector therefore
concluded that the settlement boundary should not be amended at the location which is the
subject of this application.  On this basis it is anticipated that the Council will adopt the Site
Specific Policies and Proposals document (including updated Proposals Maps) at its meeting on
19th January 2012 and accordingly this document should be given considerable weight in the
determination of this application.  The location and scale of the site outside of the adopted
settlement boundary is contrary to policies SS1, CP1, CP14 and DC2 of the adopted Breckland
Core Strategy document. 

As indicated above, the scheme is within 1,500m of Breckland SPA accommodating the stone
curlew interest feature. Policy CP10 is relevant and as the proposal is not screened on all sides
by existing development, the scheme is screened in to the need for a project level HRA. In
response to this issue, the applicant has submitted a stone curlew report to accompany the
application. Of note, within the document there is a key misunderstanding about the effects of
development 'in combination' with other plans and programmes which actually includes both
planning applications and other development Plan Documents on the SPA. The submitted
document avoids attempting new primary research and instead examines a 1,500m radius from
the site to the SPA. The document also fails to provide any evidence to indicate what the causal
mechanisms are for avoidance of housing by stone curlew. Therefore, there is no evidence to
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ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

NORFOLK LANDSCAPE ARCHAEOLOGY    

demonstrate how the project would successfully satisfy a project level HRA as no new empirical
evidence has been provided beyond the accepted current scientific evidence.  Furthermore,
under the section entitled 'enhancements', a range of measures are proposed (such as regulating
crop types on Mr Childerhouse's land) which would not appear to be legally enforceable if the
intention was to offer this as some form of planning/ environmental 'gain'. 

It is also noted that in terms of open space provision, although allotments form part of the
scheme, there is no evidence of the necessary on-site children's play space as expected by
Policy DC11. What appears to be provided is more incidental landscaping than a dedicated LAP.
It is assumed that financial contributions to the off-site provision of outdoor sport will be sought in
order to meet this requirement although it is not currently evident in the submitted material.
Therefore, the proposal does not appear to comply with this policy. 

The location and scale of the site outside of the adopted settlement boundary is contrary to
policies SS1, CP1, CP14 and DC2 of the adopted Breckland Core Strategy document. 
The proposal also fails to fulfil the provisions of PPS3 when considering sites to be released
under the auspices of para 71. There is a policy objection on the above basis.

The application indicates that the development would provide 14no units as affordable housing
and would therefore meet the policy as set out in policy DC4. 
Weeting has an identified need for affordable housing. Although there is a lack of 1-bed
properties in the proposed scheme, the mix of units is deemed acceptable as it is providing a
varied mix of dwelling sizes needed in the local area. The provision of 2no. wheelchair adapted
bungalows will assist greatly in providing a form of affordable accommodation that is in short
supply across the district.  I will also expect that the wheelchair bungalows are built to Lifetime
Homes standards.  The affordable dwellings should be built to at least the minimum HCA
standards and should be provided free from public subsidy. 

No objection subject to conditions and an informative.

The desk based assessment submitted with planning application states that the proposed
development site is located within an area with potential to contain heritage assets with
archaeological interest dating to the prehistoric to Roman periods. It is possible that the absence
of archaeological remains recorded within the proposed development site itself reflects a lack of
previous fieldwork rather than a genuine absence of heritage assets. Consequently there is
potential that heritage assets with archaeological interest (buried archaeological remains) will be
present at the site and that the significance of these may be adversely affected by the proposed
development.  
Although a heritage statement (archaeological desk based assessment) has been submitted with
the application to address the impact of the proposed development on the historic environment
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further information is required to clarify the presence, form and significance of any heritage
assets at the proposed development site. We therefore ask that the applicant withdraw the
application and resubmit with the results of an archaeological evaluation in accordance with
Planning Policy Statement 5: Planning for the Historic Environment Policy HE6.1. Norfolk County
Council Historic Environment Service will provide a brief for the archaeological work on request. 

The RSPB objects to this application on the grounds of likely adverse impacts on the Breckland
Special Protection Area (SPA).  Our key concerns are given below, and are supported with
further detail in an annex to this letter.
Contrary to the Local Development Framework (LDF)
The proposal is not supported by local planning policy.  A proposed housing allocation to the
north of Weeting was dropped from an earlier version of the Site Specific Policies and Proposals
Development Plan Document (DPD), in part because of the likely adverse effect on the Breckland
SPA that the addition of housing would create as identified in Policy CP10 of the adopted Core
Strategy.  Whilst the DPD has not yet been adopted by the Council, the addition of a housing
allocation at Weeting would be a departure from the plan that was examined.  It is our
understanding from the evidence presented by Breckland Council at the Examination in Public
into this DPD that there is sufficient allocation of new housing in the district without needing to
consent any additional land within the stone-curlew buffer.  The Forest Heath District Council
Core Strategy also allows for a significant number of new houses at Brandon, which lies close to
Weeting and may provide an alternative solution to any local housing need.  Consequently, the
houses in this scheme are not necessary to the Council's housing targets.
Predation Impacts
Any new housing is likely to result in higher levels of predators in the surrounding environment,
particularly cats.  There is no effective means of controlling this at the decision making stage or
mitigating for their effects post-development.  Increased numbers of predators so close to the
Breckland SPA would result in an adverse effect on stone curlews through a risk of direct
mortality and displacement of nesting and would set an undesirable precedent for housing in
other locations close to sensitive and legally protected wildlife.  We are also disappointed to note
that the application fails to recognise predation as a significant impact.
Screening from existing built development
Policy CP10 of the Core Strategy states that "permission may be granted for the re-use of
existing buildings and for development which will be completely masked from the SPA by existing
development; alternatively permission may be granted for development provided it is
demonstrated by an appropriate assessment the development will not adversely affect the
integrity of the SPA".  The proposal is not completely masked from the SPA by existing
development (see Figure 2 attached) and the specialist stone-curlew report supplied by the
applicant is fundamentally flawed and does not demonstrate no adverse effect on the integrity of
the Breckland SPA.
From the maps supplied with the application, there are elements of the Breckland SPA
supporting stone-curlew which are not screened by the existing built environment.  Therefore, it
would be wrong to conclude that the proposed development is completely masked from the SPA
by existing development.
Adverse effect on the Breckland SPA
As the proposal is not completely masked by existing buildings, permission can only be granted if
it can be shown by an appropriate assessment that the development will not adversely affect the
integrity of the Breckland SPA.  Under the Habitats Regulations and as supported by planning
policy, the application should provide sufficient information to allow the competent authority,



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-01-2012

DC131_new

Breckland Council, to carry out an appropriate assessment.
The applicant relies on the stone-curlew report by Norfolk Wildlife Services to support their
conclusion that there would not be an adverse effect on the Breckland SPA.  It is our opinion that
the stone curlew report is fundamentally flawed in both its method and conclusions, and therefore
should not be relied upon by the Council in its decision making, including any HRA that the
council may wish to carry out as per policy CP10 of the Breckland Core Strategy.  We have
presented similar comments on the approach taken in this report to the consultants on two
previous occasions and are disappointed that no attempt appears to have been made to address
our concerns.  Please see the annex to this letter for our detailed comments on the stone-curlew
report.
Weeting Heath Site of Special Scientific Interest (SSSI) and National Nature Reserve (NNR)
Those elements of the Breckland SPA within 1500m of the proposal include the Weeting Heath
SSSI and National Nature Reserve.  We are particularly concerned at the potential impacts on
this site as it is the key location in the Brecks for the public to visit and appreciate stone-curlews.
Should this development go ahead, then not only could it reduce the number of stone-curlews
nesting there, but would also undermine the valuable work carried out by the owners and
managers, Norfolk Wildlife Trust (NWT).
In addition, we are concerned to read in the stone-curlew report that NWT land is proposed for
additional heathland enhancements.  This appears to be part of an argument presented in the
report that biodiversity offsets could be used to compensate for the residual impacts on the SPA
that it has identified.  It is not clear what NWT land is meant, but we anticipate that they mean the
nearby Weeting Heath SSSI/NNR.  Compensatory measures under the Habitats Regulations can
only become relevant where an adverse effect on site integrity cannot be ruled out and the
competent authority is satisfied that there are no alternative solutions and that imperative reasons
of overriding public interest (IROPI) justify damage to the SPA.  It is the RSPB's view that, in this
context, there are less damaging alternative solutions to meet the housing requirements in both
the Breckland and adjacent Forest Heath districts' LDFs and that the proposal would fail the
alternative solutions test: the IROPI and compensatory measures would be irrelevant.  We have
seen no evidence from the applicant to demonstrate the proposal's ability to pass the tests set
out in Regulation 62.
We strongly recommend that the NWT as landowner is consulted on this matter.  We
recommend clarification is sought from the applicant on what land they are referring to and if this
proposal is actually supported by NWT.
Conclusion:
The RSPB objects to this proposal and recommends that it is refused planning permission, due to
the unavoidable impacts on the nearby Breckland SPA and it is contrary to the LDF.  Local
planning policy has rightly attempted to steer housing development away from this location and
affirms the legal need for an appropriate assessment for this proposal, but the applicant has not
provided sufficient or adequate information for the competent authority to undertake such an
assessment.

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

STREETSCENE -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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Representations have been received, a summary of these objections are as follows:
Concerns regarding congestion from the new access road; extra volume of traffic would be
dangerous; insufficient parking to allotments; the site is outside of the Settlement Boundary;
encroaches into the buffer zone; contrary to LDF policy for Weeting; increased noise from new
access road and overlooking.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The application site is located outside of the defined Settlement Boundary for Weeting and, as
such. the application has been submitted under the auspices of PPS3 (para's 54, 69 and 71 are
particularly pertinent) which allows for positive consideration of sites which would not normally be
considered suitable for residential development where a Local Planning Authority does not have
an up-to-date 5 year housing supply.  It should be noted that in order to be positively considered,
a proposal must comply with specific criteria.  
* Para 71 of PPS3 states that:
"Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take account policies in this PPS or there is less than five years supply of deliverable sites, they
should consider favourably planning applications for housing, having regard to the policies in this
PPS including the considerations in paragraph 69."

* Paragraph 69 states the following:
"In general, in deciding planning applications, Local Planning Authorities should have regard to:
- Achieving high quality housing.
- Ensuring developments achieve a good mix of housing reflecting the accommodation
requirements of specific groups, in particular, families and older people.
- The suitability of a site for housing, including its environmental sustainability.
- Using land effectively and efficiently.
- Ensuring the proposed development is in line with planning for housing objectives, reflecting the
need and demand for housing in, and the spatial vision for, the area and does not undermine
wider policy objectives eg addressing housing market renewal issues."

* Furthermore, paragraph 54 is directly relevant, stressing the requirement for a site to be
"deliverable" and to be considered "deliverable" a site must comply with the following
requirements:
- Be Available - the site is available now.
- Be Suitable - the site offers a suitable location for development now and would contribute to the
creation of sustainable, mixed communities.
- Be Achievable - there is a reasonable prospect that housing will be delivered on the site within
five years.

* In this instance the Local Planning Authority does not have an up-to-date five year housing
supply and, as such, the proposal can be looked at favourably in general terms.  
* Notwithstanding the lack of an up-to-date five year housing supply, it is considered that the site
cannot be deemed to be "suitable" for housing as required by PPS3 as it directly conflicts with
Policy CP10 of the Adopted Core Strategy and the Habitat Regulations with regard to the
development having an adverse effect upon the Breckland SPA.

 ASSESSMENT NOTES
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* In particular, the site lies within 1500m of the Breckland SPA accommodating the stone curlew
special interest feature and, as such, the Habitat Regulations and Policy CP10 of the Adopted
Core Strategy are directly relevant.  Based on currently available evidence and as embodied in
Breckland Council Core Strategy Policy CP10 it must be assumed that all development,
irrespective of intervening features and resulting in an increase in building footprint within 1500m
of the elements of the Breckland Special Protection Area (SPA) - supporting or capable of
supporting stone curlews, or within 1500m of accredited stone curlew supporting habitat outside
the SPA - may have a significant effect on the stone curlew special interest feature of the SPA.
* The application site is approximately 160m from land within the Breckland Special Protection
Area supporting or capable of supporting stone curlews.  Therefore, it must initially be assumed
that the proposal may have a significant adverse effect.
* The proposal is partially screened to the west by existing built environment, with existing farm
buildings between the proposal and some of the SPA. Towards the north west the proposed
development would be unscreened.
* The proposal would result in a considerable increase in the built footprint (the plans indicate an
increase in built footprint in excess of 3000 sq.m.) and the proposal involves a change of use
from arable farmland land and a significant intensification of human activity.
* In the light of specialist research undertaken for the Habitats Regulations Assessment of the
adopted Breckland Core Strategy, which demonstrates an association of buildings and a
significantly reduced nesting density by stone curlews up to distances of at least 1500m, it cannot
be ascertained that an absence of adverse effect upon on the stone curlew special interest
feature of the SPA can be established and there must therefore be a presumption against
consent.
* The aforementioned concern also means that the proposal can be considered to be contrary the
spatial strategy for the District as set out in Policy SS1 which seeks to protect areas of special
biodiversity, geological and landscape interest, such as this site.
* In response to the concerns raised by the Council's Officers the agent has made reference to
Natural England's response which states that:- 

"the site appears to be screened from the SPA by existing built development, however, given the
proximity of the site to the BLUE ZONE and the lack of screening to the north a detailed impact
assessment of the stone curlew must be made using up-to-date information with appropriate
mitigation provided as required."

* With this in mind the agent suggests that the effects upon the stone curlew should be looked at
in the context of the wider countryside and not the SPA.  The Site Specific Ecological
Assessment and Stone Curlew Report prepared by Norfolk Wildlife Services and submitted as
part of the application concludes that the proposal is not likely to have a significant adverse effect
on the SPA and that suitable land can be made available to more than compensate for any
perceived "insignificant" effect.
* Notwithstanding this response, the Council's Officers respectfully consider that Natural
England's response is flawed. 
* It should be noted that the RSPB have objected to the proposal for the same reasons as put
forward by the Tree and Countryside Officer and Planning Policy Team with regard to the stone
curlew.
* Norfolk Wildlife Trust has confirmed its full support for Policy CP10 and wishes to confirm that
there has been no discussion between NWT and the applicant regarding "heathland
enhancements" on NWT land at Weeting Heath.
* The Council are now in receipt of the Planning Inspector's Report in relation to the Site Specific
Policies DPD and it has been confirmed that this site has not been successful through the
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Development Plan process.  This further highlights the unsuitability of the site for residential
development, given that no positive housing allocation is scheduled for Weeting.
* Notwithstanding the aforementioned strategic policy objection, it is considered appropriate to
assess the proposal against other relevant policy considerations.
* In visual terms it is considered that the relatively spacious layout of the scheme is appropriate to
this edge of village location and the design and range of the housing units and the traditional
pallet of external materials proposed is sympathetic to this rural location. Furthermore, the
inclusion of public allotments to the edge of the development also offers a sympathetic transition
into the countryside beyond.
* Notwithstanding these factors, the scheme necessitates the removal of the existing dwelling
known as 6 Cromwell Road which significantly weakens the Cromwell Road streetscene and the
resulting punctuation in that streetscene would be filled with a single carriageway which fails to
make any compensatory contribution for the loss of the existing dwelling.
* In terms of neighbour amenity, it is evident that the proposed dwellings are all sufficiently
distanced from existing dwellings so as to adequately safeguard light, outlook and privacy.
Furthermore, the relationships between the proposed 35 dwellings would also ensure that future
occupiers would benefit from acceptable levels of residential amenity. 
* The proposed access road and accompanying footpaths would run adjacent to the entire length
of the side boundaries of 5 and 7 Cromwell Road.  It is considered that the likely volume of traffic
and pedestrians associated with 35 dwellings and the public allotments would result in an
increase in noise and disturbance to the occupants of these two properties and therefore would
necessitate the erection of appropriate acoustic fencing.
* The Highway Authority has been consulted and it has been confirmed that they have no
objection subject to conditions.
* Norfolk Landscape Archaeology has assessed the submitted archaeological desk based
assessment entitled "Heritage Statement" and concluded that further evaluation is required.  With
this in mind it has been suggested that this should be done through a revised application.  It is
considered that it would be appropriate to deal with this issue via a suitably worded planning
condition.
* The site is within flood zone 1 (using Environment Agency records) and is at very low risk from
fluvial flooding (less than 1 in 1000 years) and, as such, there is no objection on flood risk
grounds.  The Environment Agency has confirmed that it has no objection to the proposal subject
to the imposition of conditions.
* The Council's Housing Enabling Officer is satisfied with the number and mix of units proposed
as "affordable" units and these would be secured through a legal agreement.
* The Council's Tree and Countryside Officer has suggested that tree protection and biodiversity
enhancements should be secured through suitably worded conditions.
* Policy DC14 of the Adopted Core Strategy requires a development such as this to supply at
least 10% of the energy they require through on-site and/or decentralised renewable sources.  It
is appropriate to secure this via a suitably worded planning condition.
The Council's Contaminated Land Officer has confirmed that on the basis of the desk study
submitted they have no objection subject to the imposition of suitably worded conditions.
* As 35 dwellings are proposed, Policy DC11 requires the provision of a local area for play (LAP).
It is considered that the area provided on site (between plots 27 and 28) is acceptable in terms of
size and shape.
* The application proposes community allotments and associated wooded area which would
undoubtedly be of benefit to the local community and is supported by Weeting Parish Council.
* In conclusion, notwithstanding the community benefits proposed in the form of the community
allotments and wooded area, it is considered that the proposal is unacceptable in terms of
planning policy and, in particular, with regard to the failure to comply with housing policy (PPS3,
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Refusal of Planning Permission

9900
9900
9900
9900

Significant adverse impact on SPA (stone curlew)
Contrary to PPS3 and SS1 unsuitable site
Detrimental to the streetscene
Outside of defined Settlement Boundary

 RECOMMENDATION

 REASON(S) FOR REFUSAL

DC2, SS1, CP1, CP14), policy linked to the Breckland SPA (CP10 and the Habitat Regulations)
and policies linked to the protection of the character and appearance of the area (DC1 and
DC16).  For these reasons the proposal is recommended for refusal.   
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ATTLEBOROUGH
Beverley House
Exchange Street

Mr Adrian Stasiak
Rear of Beverley House Exchange Street

PD Architectural Services
2 Exchange Street Attleborough

Erection of a dwelling   

Full

3PL/2011/1155/F

Y

Within Curtilage G2

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of residential development
Impact upon the character and appearance of the Conservation Area
Impact on adjacent Listed Building
Impact upon neighbour amenity
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a detached dwelling on a
parking area in Attleborough town centre.  The dwelling consists of a single storey structure with
rooms in the roof which provides lounge, kitchen, bathroom and 2 bedrooms with integral garage
arrangement.  The dwelling has an accompanying private amenity space and is accessed via the
existing access onto Connaught Road.

The site consists of part of a parking area which serves Beverley House and is accessed via
Connaught Road to the south.  To the west is a public house, to the north are commercial
properties on Exchange Street and to the east and south are residential properties.  Lamp
Cottage and The Homestead to the South are Grade 2 Listed.  The site lies within the
Conservation Area.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

Primary Shopping
Are
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HISTORIC BUILDINGS OFFICER    

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK LANDSCAPE ARCHAEOLOGY    

No objection

No objection subject to conditions.

Recommends refusal on grounds of intensification of use of existing access and inadequate
visibility splays 

In light of potential presence of heritage assets, recommends condition in respect of
archaeological work

 CONSULTATIONS

PPS01
PPS03
PPS05
DC.01
DC.02
DC.11
DC.16
DC.17

Delivering Sustainable Development
Housing
Planning for the Historic Environment
Protection of Amenity
Principles of New Housing
Open Space
Design
Historic Environment

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ATTLEBOROUGH TC -   
No objection

No

 EIA REQUIRED
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Refusal of Planning Permission

9900
9900

Intensification of use of access
Inadequate visibility

 RECOMMENDATION

 REASON(S) FOR REFUSAL

The following representations have been received:
Objections on the grounds of overdevelopment; devaluation of property; highway safety concerns
and too close to neighbours.
Letters of support and no objection have been received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is a Ward Member.
* The application site is within the Settlement Boundary for Attleborough and, as such, the
general principle of new residential development is acceptable in planning terms in accordance
with Policy DC2 of the Adopted Core Strategy.
* In visual terms, the modest height, scale and mass of the building is consistent with the
adjacent buildings including the single storey building to the west.  Furthermore, the traditional
and simple appearance of the building which would be built from traditional materials is
sufficiently consistent and sympathetic to the locality which is designated as part of the
Conservation Area.  The dwelling will not impact on the adjacent Grade 2 Listed Buildings.  The
Historic Buildings Officer has raised no objection.
* In terms of neighbour amenity, the dwelling is sufficiently distanced from existing neighbouring
dwellings given its single storey composition so as to avoid any significant loss of light or outlook.
The separation distances between the proposal and neighbouring properties coupled with the
position of the openings within the proposal means that no significant overlooking would occur.  It
is considered that the vehicle movements associated with the proposal would not cause
significant noise and disturbance to the neighbouring properties.  The introduction of a residential
use at the site is considered to be viable in this location given the adjacent uses. 
* In terms of highway safety, the Highway Authority has confirmed that it is concerned at the
restricted visibility available from the site access onto Connaught Road and the intensification of
the use of the existing access onto that road which they consider to be a busy and important
stretch of a strategic carriageway.
* Norfolk Landscape Archaeology has confirmed that it has no objection subject to a condition
relating to archaeology being attached to any subsequent planning permission.
* The Contaminated Land Officer has confirmed that a planning condition in relation to land
contamination would be required.
* The applicant has completed the requisite unilateral undertaking to secure the necessary
financial contribution towards recreation in the locality as required by Policy DC11 of the Adopted
Core Strategy.
* In conclusion, the proposal would be detrimental to local highway safety and is, therefore,
recommended for refusal. 

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-01-2012

DC131_new

4

BEESTON
Church Farm Chalet

L Carter & Sons
Church Farm Beeston

Cruso Wilkin
Waterloo Street Kings Lynn

Removal of condition 2 on pp ML3530 - agricultural occupancy condition 

Full

3PL/2011/1231/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Need for agricultural dwelling in the area

 KEY ISSUES

The application seeks full planning permission to remove condition 2 attached to planning
permission ML3530. Planning permission ML3530 granted planning permission for the erection of
a chalet bungalow at Church Farm. Condition 2 states that:
The occupation of the dwelling shall be limited to persons employed, or last employed, locally in
agriculture, as defined in Section 221 (i) of the Town and Country Planning Act 1962 or in
Forestry and the dependants of such persons

The application site comprises an existing chalet bungalow located to the south-west of Church
Farm which is a Grade II Listed farmhouse.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

ML3530 - Erection of a chalet bungalow at Church Farm  - Approved 8th September 1967

 RELEVANT SITE HISTORY

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward Member
Policy
* Annex A of Planning Policy Statement 7 provides guidance in relation to agricultural, forestry
and other occupational dwellings.  Paragraph 16 states that where the need to provide
accommodation to enable farm, forestry or other workers to live at or near their place of work has
been accepted as providing the special justification required for new, isolated residential
development in the countryside, it will be necessary to ensure that the dwellings are kept
available for meeting this need for as long as it exists.
* Paragraph 17 states that changes in the scale and character of farming and forestry may affect
the longer term requirement for dwellings for which permission has been granted subject to an
agricultural or forestry occupancy condition.  Such dwellings, and others in the countryside with
an occupancy condition attached, should not be kept vacant, nor should their present occupants
be unnecessarily obliged to remain in occupation simply by virtue of planning conditions
restricting occupancy which have outlived their usefulness
* Therefore, the main issue in determining this application is whether the submitted application
satisfactorily demonstrates that there is no longer a demand for a farm dwelling in the area
bearing in mind that it is the need for a dwelling for someone solely, mainly or last working in
agriculture or forestry in an area as a whole, and not just on the particular holding, that is relevant
in the case of farm or forestry workers dwellings. 
Need 
* The background to this application is that the bungalow was granted planning permission in
1969.  The applicants' parents moved into the property in 1973 when they purchased the farm,
the family have been farming at Church Farm, Beeston since then.  In January 2010 Mrs Carter

 ASSESSMENT NOTES

 CONSULTATIONS

PPS01
PPS07

Delivering Sustainable Development
Sustainable Development in Rural Areas

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

BEESTON P C -   
At the recent Parish Council meeting the members raised NO OBJECTION to the removal of the
condition.
However the Parish Council would like Breckland Council to consider a widening of the
Agricultural Occupancy condition. At present this is very restricted and could be widened to
include all who work in the agricultural field not just those at the individual farm or their
descendants. This could include drivers of agricultural vehicles or engineers. This would then
bring into the housing stock properties at an affordable rent/price so that there is adequate
property for this vital sector.
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Planning Permission RECOMMENDATION

 CONDITIONS

senior passed away leaving the bungalow unoccupied with an agricultural restriction on it. 
Background 
* The family of L Carter and Sons are two brothers and their wives who continue to run farming
enterprises and reside in Church Farm and Woodgate House and therefore do not require any
further properties for employees due to the size of the farm.  They are able to carry out the work
themselves.  They would like to let out the property either on an Assured Shorthold Tenancy or
via holiday lets as a form of diversification to supplement their farming income, which is not large
on this small acreage.  As the property has been empty since January 2010 the applicants state
that they have received letters from the Council regarding its unoccupied position and whilst no
one is living there the applicants are concerned that it will fall into disrepair. 
Marketing 
* In October 2010 the applicants requested a valuation to be carried out by the District Valuers
office.  A copy of the sales particulars have been provided and the applicants have confirmed that
the property has been marketed at the agreed value between November 2010 and November
2011.  A For Sale sign has been erected at the site and the particulars have been advertised on
Rightmove and Cruso and Wilkins website during this period.  Advertisements have also
appeared in the Farmers Guardian and the Dereham Times throughout the marketing period.
* In addition, a needs survey has also been sent out to the surrounding farms to ascertain
whether there is a need in the locality; an example of the survey form has also been submitted.
45 farms meeting the locality criteria were sent the survey, 27 responses were received.  The
questions asked were:-
A  Do you have a current need for agricultural housing and
B  Are you likely to have a need in the future? And if so, would this property meet your
requirements? 
Of the 27 responses which were received 26 said that they had no need now or in the future and
2 stated that they would have a need in the future but that the property would not meet their
requirements, this was because they needed someone on site.  
The applicants also state that there have been very few sales enquiries and that during the
course of marketing there were just two viewings and neither party was interested in pursuing the
matter further.  They were aware of the agricultural occupancy condition, however the applicants
are unable to confirm whether they satisfied the requirements of the restriction.
Conclusion 
* It is considered that the submitted application satisfactorily demonstrates that there is no longer
a demand for a farm dwelling in the area and it is therefore considered that the agricultural
restriction attached to planning permission ML3530 may be removed.
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BESTHORPE
Land adjacent to Daisy Bank
Norwich Road

Mr S Rogers
c/o agent 

EJW Planning Limited
Lincoln Barn Norwich Road

Proposed two new dwellings with associated garaging and means of access 

Full

3PL/2011/1334/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Outside Settlement Boundary
Impact on form and character of the area
Design
Impact on neighbouring properties
Highway issues

 KEY ISSUES

The application is the re-submission of an application which was refused in October 2011 under
reference 3PL/2011/0882/F.  The proposal remains unchanged.

The proposal seeks full planning permission for the erection of 2 detached dwellings with attached
garages.
The dwellings are 1 ½ storey with an attached single storey utility room and garage.  They would
be constructed using brick, timber shingles and horizontal cladding with a recycled slate roofing
system.
The applicant has included the provision of a 2m wide footpath along the frontage of the site

The site is outside the Settlement Boundary of Besthorpe to the south of Norwich Road.  The site
abuts the Settlement Boundary to the east.
The site is an area of open grass surrounded by housing to the north and east and farmland to
the south.  Immediately to the west is an area of grassland which forms the subject of a further
application for residential development, (Ref 3PL/2011/1338) which is included on this agenda.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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Beyond this site to the west are two pairs of semi detached cottages with a farmhouse and
agricultural buildings to the south.

A similar application was submitted under ref 3PL/2010/1290/O and was subsequently withdrawn.
The same proposal was submitted under reference 3PL/2011/0882/F and was refused in October
2011.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objection subject to conditions

Further comments and conditions following amended plan 

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.14
DC.01
DC.02
DC.04
DC.11
DC.15
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Renewable Energy
Design

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

BESTHORPE P C -  No Comments Received 

NATIONAL GRID -  No Comments Received 

EDF ENERGY (NETWORKS) LTD -  No Comments Received 

No

 EIA REQUIRED
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

Letters of objection have been received raising concerns in respect of the proposal being outside
the Settlement Boundary, impact on the character of the area and loss of open area.

 REPRESENTATIONS

* The application is referred to Planning Committee as the applicant is a Ward Member.
* The proposal is a resubmission of an application which was recently refused by Committee.
The proposal has not been amended; however, an additional planning statement has been
submitted which seeks to address the policy issues.
* The site is located outside the Settlement Boundary for Besthorpe and, as such, is in an area
where planning permission would not normally be granted unless there is special justification for
new dwellings ie they are connected with agriculture.
* The site currently forms part of a larger open area of grassland which has a frontage of
approximately 85m and separates the defined Settlement Boundary from a group of 4 dwellings
with a farm house and associated farm buildings to the west of the site.  The open area positively
contributes to the street scene and the rural setting of the village.  It is considered that the
development of the site would not enhance the form and character of the area and would extend
the built up frontage into the countryside.
* In terms of design and appearance the dwellings are L shaped 1 ½ storey buildings of
contemporary design with an attached single storey utility and garage.  The simple design and
use of materials reflects a barn style.  The dwellings have been orientated to reduce the impact
along Norwich Road and incorporate energy savings measures such as PV panels.
* The site is of sufficient size to accommodate the dwellings in terms of amenity area and
parking.  The proposal retains the road frontage hedge and provides for further tree and hedge
planting.
* The application provides for a unilateral agreement to secure a financial contribution towards
recreational facilities.
* The site is over 0.17ha. in area and, as such, an affordable housing contribution is required.
The applicant has made no provision for affordable housing, however it is understood that he is
willing to do so should the scheme be approved.
* In terms of amenity and impact on neighbouring properties, the scheme has been designed to
minimise overlooking or overshadowing due to the siting of the dwellings, positioning of
fenestration and orientation within the site.
* The proposal is considered acceptable in terms of design and neighbouring amenity, however it
is outside the settlement boundary and it is considered the development of the site would not
enhance the form and character of the area and would result in the loss of rural character.
* The proposal is considered to be contrary to Policies CP 14 and DC2 and is recommended for
refusal.

 ASSESSMENT NOTES
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9900
9900

Outside Settlement Boundary
Unwarranted intrusion
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BESTHORPE
Norwich Road

Mrs R Shearwood
c/o agent 

EJW Planning Limited
Lincoln Barn Norwich Road

Proposed new dwelling and annex with associated cart lodge style garage and
means of access

Full

3PL/2011/1338/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Outside Settlement Boundary
Impact on form and character of the area
Design
Impact on neighbouring properties
Highway issues

 KEY ISSUES

The proposal is a re-submission of an application which was refused under reference
3PL/2011/1083/F in October 2011.  The proposal remains unchanged.

The proposal seeks full planning permission for the erection of a large detached dwelling with
integrated annex to the rear and a detached double garage to the front of the dwelling.  The
dwelling provides 4 bedrooms and the annex a further 1 bedroom with separate kitchen, lounge,
study and bathroom.
The dwelling would be constructed using brick, timber shingles and horizontal cladding with
recycles slate roofing system.
The garage is in the form of an open cart shed with all sides open.
The applicant has included the provision of a 2m wide footpath across the front of the site.

The site is outside the Settlement Boundary of Besthorpe to the south of Norwich Road.  The site
abuts the Settlement Boundary to the east.
The site is an area of open grass surrounded by housing to the north and east and farmland to

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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the south.  Immediately to the west is an area of grassland which forms the subject of a further
application for residential development (Ref 3PL/2011/1334) which is included on this agenda.
Beyond this site to the west are two pairs of semi detached cottages with a farmhouse and
agricultural and commercial buildings to the south.

A similar application was submitted under reference 3PL/2010/1289/F.
The same proposal was refused under reference 3PL/2011/0883/F in October 2011.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

No objection subject to conditions

No objections

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.14
DC.01
DC.02
DC.11
DC.15
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Renewable Energy
Design

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

BESTHORPE P C -  No Comments Received 

No

 EIA REQUIRED
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Refusal of Planning Permission

9035
9035

Outside Settlement Boundary
Unwarranted intrusion

 RECOMMENDATION

 REASON(S) FOR REFUSAL

None

 REPRESENTATIONS

* The application is referred to Planning Committee as it is closely related to an application on the
adjoining site (3PL/2011/1334/F) which is included on this agenda.
* The proposal is a re-submission of an application which was recently refused by Committee.
The proposal has not been amended; however, an additional planning statement has been
submitted which seeks to address the policy issues.
* The site is located outside the Settlement Boundary for Besthorpe and, as such, is in an area
where planning permission would not normally be granted unless there is special justification for
the dwelling ie it is connected with agriculture.
* The site currently forms part of a larger open area of grassland which has a frontage of
approximately 85m and separates the defined Settlement Boundary from a group of 4 dwellings
with a farm house and associated farm buildings to the west of the site.  The open area positively
contributes to the street scene and the rural setting of the village.  It is considered that the
development of the site would not enhance the form and character of the area and would extend
the built up frontage into the countryside resulting in an unwarranted intrusion into this rural
landscape.
* In terms of design and appearance the proposal is an L shaped 1 ½ storey dwelling of
contemporary design with a series of extensions to the rear which step down to a single storey
element.  The simple design and use of materials reflects a barn style.  The dwelling has been
orientated to reduce the impact along Norwich Road.  The annex is integrated into the dwelling.
* The site is of sufficient size to accommodate a dwelling of this size and scale in terms of
amenity area and parking.  The proposal retains the road frontage hedge and provides for further
tree and hedge planting.
* The application provides for a unilateral agreement to secure a financial contribution towards
recreational facilities.
* In terms of amenity and impact on neighbouring properties, the scheme has been designed to
minimise overlooking or overshadowing due to its siting and orientation within the site.
* The proposal is considered acceptable in terms of design and neighbouring amenity, however it
is outside the Settlement Boundary and it is considered the development of the site would not
enhance the form and character of the area and would result in the loss of an open area which
contributes to the rural character.
* The proposal is considered to be contrary to Policies CP 14 and DC2 and is recommended for
refusal.

 ASSESSMENT NOTES




