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SAHAM TONEY
Greys Farm
Hills Road

Mr P Garner
C/O Agent 

David Futter Associates Ltd
Arkitech House 35 Whiffler Road Norwich

Demolish workshop & outbldgs & erect 3 dwellings with associated parking &
amenity space

Full

3PL/2014/0602/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Saham Hills 

 RECOMMENDATION : APPROVAL

Principle of development
Need
Design and appearance
Amenity
Highway safety
Contaminated land
Natural environment
Open space contributions

 KEY ISSUES

This application seeks full planning permission for the erection of three two storey detached
dwellings with associated parking and garden areas at Greys Farm, Hills Road, Saham Hills.  The
development would provide 2 x 4 bedroom properties and 1 x 3 bedroom property.  Materials
proposed include a mixture of brick and weatherboard and clay pantiles for the roofs.  Each
property would benefit from a single garage.  Access to the development would be via an existing
access between two residential dwellings off Hills Road.  The existing access is shared between
the application site and, a pair of semi detached cottages fronting Hills Road.

The site comprises a gravelled access driveway approximately 46 metres long which runs south
east from Hills Road.  The driveway leads to a larger gravel part hard standing area to the rear of
114 Hills Road.  There is a breeze block shed to the northwest corner of the site which is attached
to the timber garage of 114 Hills Road.  The majority of the site area consists of a large storage
building along the west boundary of the site.  To the east of the site is a small portacabin, a horse
box and various stored equestrian items and straw bales.  In the south west corner of the site is

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No Allocation
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an occupied mobile home and small fenced garden area.

The site southern boundary comprises an electric fence beyond which are horse paddocks.  The
east boundary is panel fencing and, to the southern end, a small area of scrub with a broken
fence and a line of silver birch saplings in the garden of the neighbouring property.  To the west
are a 2 metre panel fence and the brick wall of a large storage building.  

Access to the site is via an existing access track leading from Hills Road between two residential
dwellings fronting Hills Road.

Permanent consent was granted for the continued use of a building for a car repair shop under
planning reference 3PL/2012/0865 following temporary consents for many years.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.10
CP.14
DC.01
DC.02
DC.04
DC.11
DC.16
DC.19
NPPF

Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
Parking Provision
With particular regard to paras. 7, 17, 34, 55 and 64.

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology.
In relation to open space, the Council has identified a shortfall of outdoor sports provision and

 CIL / OBLIGATIONS
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 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

Notwithstanding the Highway Authority's recommendation of refusal, if your Authority is minded to
grant permission for the development then I would recommend that conditions and informative
note be appended to any grant of permission.

No objection subject to conditions.

No objection subject to conditions.

 CONSULTATIONS

SAHAM TONEY P C -   
The Council unanimously voted to object to this plan and agreed to comment as follows:- 
 
1. The applicant does not own the access road to this proposed development. 
2. Due to the possibility that contamination of the site exists in view of its current use as a car
workshop, the Council would like an environmental report done on the site. 
3. One of the proposed properties is outside of the village development boundary. 
4. The visibility splay at the entrance to the proposed access road is not good and would need to
be improved. 
5. The houses would overlook the gardens of neighbouring properties. 
6. As the proposed access road is not an adopted road, there would be an issue of the
maintenance of the road if the development were to be built. 
7. Any hard standing on this site could create localised flooding as surface water will be slow to
permeate because of sub-soil natural materials.

children#s play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

A signed unilateral undertaking has been returned to the Council to provide £4,250 of recreational
contributions.
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A total of six letters were received in response to the application raising concerns in relation to:-
- Right of access / shared access
- Inadequate road access
- Highway safety
- Existing utilities
- Overlooking 
- Inaccuracy in the application documents
- Part of the site outside Settlement Boundary
- Asbestos on the site
- Insufficient infrastructure e.g. doctors surgery

1.0  The application is referred to Planning Committee as part of the site lies outside the
Settlement Boundary.

2.0  Principle of development

2.1  Three dwellings are proposed on land off Hills Road, Saham Toney.  The site includes a
number of large corrugated and steel block buildings used for workshop/storage purposes. Part
of the land falls within the Settlement Boundary for the village and part outside.
  
2.2  Insofar as it relates to development outside the Settlement Boundary, the proposal would
conflict with Core Strategy Policy CP14 which seeks to focus new housing within defined
boundaries.  However, as the Council is currently unable to demonstrate a 5 year supply of
housing land, this policy cannot be considered to be up-to-date as far as it relates to the supply of
housing land. 
 
2.3  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework (NPPF) means that permission for development should be granted
unless any adverse impacts of so doing would demonstrably outweigh the benefits or specific
policies in the Framework indicate that development should be restricted.  The NPPF identifies
three dimensions of sustainable development - economic, social and environmental - and
indicates that gains should be sought for each in unison. 
 
2.4  Although partly outside the Settlement Boundary, the proposed development would adjoin
the main built up area of the village and would be close to other housing.  Saham Toney is
identified as a local service centre in the Core Strategy, and has a number of facilities including a
local shop, primary school, playing fields, a village hall and church.  Whilst not adjacent to the
application site, these facilities would be accessible from the development. The proposal would
not therefore result in an isolated development in the countryside, and would be consistent with
the NPPF principle that rural housing should be located where it will maintain or enhance the
vitality of rural communities.

2.5  The proposal would also add to the range of housing available in the village, make a modest
but positive contribution to the overall supply of housing, secure the redevelopment of a
brownfield site and provide some short-term economic benefits through its construction.
Moreover, the form and scale of the proposal would be consistent with the character of
surrounding development.  Although located in a backland situation to the rear of existing houses,
the proposed dwellings would not appear out of place given the varied form and layout of building

 ASSESSMENT NOTES
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in this part of the village.  The removal of existing commercial buildings would have a beneficial
effect on the appearance of the area.  

2.6  Taking these matters into account it is considered that the proposal would constitute a
sustainable form of development as defined in paragraph 7 of the NPPF. 

3.0  Amenity

3.1  Concerns have been raised from neighbouring properties regarding overlooking and loss of
privacy. 

3.2  In terms of impact on residential amenity it is considered the proposed dwellings would be
located at an acceptable distance from neighbouring properties to avoid issues regarding loss of
privacy, loss of light and over-dominance.  The rear elevations of plots 1 and 2 would face onto
the end of the rear gardens of dwellings fronting Hills Road, at a distance of approximately 9
metres and 6 metres respectively; obscured glazing would be conditioned to the bathroom and
en-suite windows facing in this direction to minimise impact.  A 1.8 m fence would also be
conditioned along this boundary to preserve the integrity of the neighbour's boundary.

4.0  Highway Impact

4.1  The visibility available from the site access onto Hills Road falls short of the recommended
standard as set out in Manual for Streets 2.  However, given that the access also already serves
three dwellings and bearing in mind the authorised use of the site for commercial storage, it is not
considered that the proposal would result in a significant increase in traffic movements here.  In
addition, permission had previously been granted for two dwellings, although this has now lapsed.
 Against this background it is not considered that a highway reason for refusal could be
substantiated. 
 
4.2  The Highway Authority has recommended conditions in the event the application is approved.
 

5.0  Other matters

5.1  Core Strategy Policy DC11 requires all new residential development to provide a contribution
towards outdoor playing space.  The applicant has returned a signed unilateral to the planning
department that would allow a financial contribution to be secured and therefore the proposal
would be in accordance with Policy DC11.

5.2  No Tree Preservation Order exists on site and the site is located outside a conservation area.
 A detailed arboricultural report and plans have been submitted alongside the application, which
accurately describes the trees on the site.  Trees located on the south east side of the site which
will be lost are low value Category C trees and should not constrain the development.  It is
recommended to condition the planning permission to secure that a landscaping plan is submitted
and fully implemented to soften the development into the landscape.

5.3  The application includes the demolition of a large workshop and outbuildings and there is a
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Planning Permission

3007
3048
MT02
HA10
HA11
HA14
HA24
3944
3946
3414
3408
DE10
3405
4000
3996
2001
3923
AN61
3994
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Existing access - widened or improved
Private access road - width
Access gates - restriction
Provision of parking and servicing - when shown on plan
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Fencing protection for existing trees
Landscaping - details and implementation
Obscure glazing
Fencing/walls - details and implementation
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Contaminated Land - Informative (Extensions)
NOTE NCC Inf 2 When Vehicular access works required
Unilateral note
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

potential for made ground from this previous development.  There are also other potential
sources of contamination which may form part of the soft landscaping areas. Conditions are
recommended in this respect which would be attached to the planning permission.   

6.0  Conclusion
The application for the proposed three dwellings and garages is considered to represent an
appropriate form of development in planning terms and as such is recommended for approval
subject to a unilateral undertaking and conditions relating to materials, obscured glazing,
boundary treatment, highways, landscaping, contamination and tree protection.
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BEETLEY
Land to rear of 50 Elmham Road

Mr & Mrs P Andrews
50 Elmham Road Beetley

Jonathan W Burton
12 Park Road Dereham

Proposed dwelling & detached garage  

Full

3PL/2014/0622/F

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design and materials appropriate to location and streetscene
Visual impact
Impact upon neighbour amenity
Impact upon trees
Landscaping

 KEY ISSUES

This application seeks consent for the erection of a one and a half storey dwelling (four
bedrooms) and a detached garage to the rear of the existing dwelling 50 Elmham Road. The
following materials are proposed for the proposed dwelling:
Walls: Traditional red blend brickwork by Traditional Brick and Stone, and Western red cedar
timber cladding;
Roof: Imery Panne S Burnt Red Pantiles;
Joinery:  Howarth timber frames (colour slate grey);
Rainwater goods: Black PVCu; and
Fascia and Bargeboards: Western red cedar.

50 Elmham Road is a detached property located within the Settlement Boundary of Beetley. The
application site is a rectangular plot of land which sits to the rear of the existing dwelling and
forms part of the garden area to the property. The site is bounded to the north west by the
highway, to the north east and south west by residential dwellings and to the south east by an
area of woodland which forms the County Wildlife Site (Beetley and Hoe Meadows). The
boundaries to the rear of the site consist of fencing and mature trees and woodland. To the front

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No Allocation
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of the existing dwelling is hedging, part of which will be removed to provide access to the
proposed development.

3PL/2013/1051/F - Proposed dwelling and garage - Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

DC.01
DC.02
DC.11
DC.12
DC.16
DC.19
NPPF

Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 47, 49 and 55

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology

In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

ECOLOGY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to conditions relating to vehicular access and on-site car parking/turning and
an informative in relation to works within the public highway.

Having visited the site I can confirm that I agree with findings and recommendations made by
Touchwood Tree Consultancy.  It maybe the case that there will be future pressure on retained
trees if development goes ahead.  However, given the positioning and quality of trees located
within the rear garden, the wider landscape value of the trees concerned is relatively low.  Whilst
it is recognised that collectively the trees do have some arboricultural value I agree with a
previous assessment that the placing of a TPO is not an ideal solution due to the trees condition
and the fact that they are not clearly visible to the public.  Trees at the front of the property are
better specimens; these trees are outside the curtilage of no.50.  It is considered that there is no
threat to these trees or those which are located within the gardens of adjacent dwellings.

No objection in principle however the applicant will need to be made aware of the presence of
bats and badgers within the vicinity of the site and that no trees should be felled in the bird
breeding season March - September.

No objection.

 CONSULTATIONS

BEETLEY P C -   
The Parish Council objects to this application. 
The Parish Council feels that this is inappropriate use of garden land contrary to Section 53 of the
National Planning Policy Framework.Elmham Road enjoys a quiet rural location and the
additional construction to the rear would remove this and set a precedent for more development
to the rear of properties along Elmham Road. The new dwelling would overlook the garden to the
south and will deprive these residents of their privacy. The Parish Council is also disappointed
that several mature trees have already been felled to make space for this development and it
would like a TPO placed on all remining trees that remain on the site otherwise this area of
wooidland will be destroyed. 
The Parish Council is also concerned that this new application is called a 11/2 storey dwelling.
There is a ground floor and a first floor. This is two storeys and therefore this could be easily
converted to a full two storey dwelling in the future which would overlook the property to the rear
even more. The previous application was withdrawn when it was called a two storey dwelling-this
11/2 storey appears to the Parish Council as a way of circumventing what is a two storey
dwelling. The views of the Parish Council should be considered very seriously as this is a local
issue and under the Localism Act the opinion of the local inhabitants and the Parish Council
should be taken into consideration. 
For all these reasons this application should be refused.

same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

A draft unilateral agreement with the application would provide a recreation contribution of £1,680
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16 letters of representation have been received against the application. They raise the following
issues:
 - Loss of privacy to neighbouring properties;
 - Loss of woodland/tress;
 - Backland development;
 - Impact upon character of the area;
 - Impact upon the existing highway and issues with access;
 - Impact upon woodland to the rear of the site; and
 - Impact upon wildlife.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee at the request of the Ward Representative
in light of the past application and local interest.
 
1.1  This application seeks permission for the erection of a one and a half storey dwelling (four
bedrooms) to the rear of the existing dwelling 50 Elmham Road.

2.0  Principle of development

2.1  The site lies within the Settlement Boundary for Beetley where the principle of residential
development is acceptable. Therefore the proposal is in accordance with Policy DC02 of the
Adopted Breckland Core Strategy.

3.0  Design, layout and appearance

3.1  Elmham Road has a variety of house types, varying from low roof bungalows, chalet
bungalows, and houses, generally of a mixed design and appearance but of a relatively low
density surrounded by large residential amenity spaces.

3.2  In terms of the design and appearance of the proposed dwelling it is considered that the
proposed materials are acceptable and will not be out of keeping within the immediate context. 

3.3  As the proposal is located to the rear of existing properties it is considered it will not impact
significantly upon the existing streetscene.  The access will be visible from Elmham Road;
however it is considered it will be acceptable as the remainder of the existing hedging to the front
boundary will be retained and will maintain the character of the existing streetscene. 

3.4  Whilst it is recognised that appeals have been dismissed for dwellings set behind others on
other sites in Elmham Road due to the impact of such on the character of the area it must be
recognised in this particular situation that the dwelling on the neighbouring site to the west is set

 ASSESSMENT NOTES

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

CONTAMINATED LAND OFFICER -  No Comments Received 
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towards the rear boundary and that another dwelling towards the sites frontage has been
approved. This proposal will in part mirror that development.

3.5  The site is also large enough to accommodate a new dwelling without resulting in a cramped
form of development with both dwellings maintaining an adequate amount of amenity space.

3.6  Also, neither Core Strategy Policy DC.02 or DC.16 preclude the development of garden land,
provided the schemes are compatible with the character of their surroundings. 

4.0  Landscaping

4.1  An Arboricultural Implications Assessment was submitted with the application. The Tree and
Countryside Consultant visited the site and agrees within the findings and recommendations
made by Touchwood Tree Consultancy.

4.2 The Tree and Countryside Consultant acknowledges that there may be future pressure on
retained trees if development goes ahead; however given the positioning and quality of trees
located within the rear garden, the wider landscape value of the trees concerned is relatively low.
Whilst it is recognised that collectively the trees do have some arboricultural value he agreed with
a previous assessment that the placing of a TPO is not an ideal solution due to the trees
condition and that fact that they are not clearly visible to the public. It is noted that trees to the
front of the property are better specimens; however these are outside the curtilage of no.50. He
further notes that it is considered that there is no threat to these trees or those which are located
within the gardens of adjacent dwellings.

4.2  It is considered that the existing boundary treatments (fencing and mature trees and
vegetation) provide a secluded nature to the plot and it is considered that further boundary
treatments are not required. 

5.0  Protected Sites

5.1  The Ecological Consultant acknowledges that the Beetley and Hoe Site of Special Scientific
Interest (SSSI) is located 216m South East of the application site.  Providing all works are limited
to within the application boundary then, due to the enclosed nature of the proposed development,
it is considered that there will be no adverse affects to the SSSI. 

5.2  The County Wildlife Site (Beetley and Hoe Meadows) adjoins the rear of the site; however it
is considered for the same reasons as above that the proposal would have no adverse affects on
the CWS.

6.0  Protected Species

6.1  The Ecological Consultant states that any tree removal should be in accordance with the Bat
Conservation Trusts 2012 Good Practice Guidelines and that if trees are to be removed they
should be checked for nesting birds.  The site should be checked for the presence of badgers.

6.2  The applicants' attention will be drawn to these concerns and the need to follow guidance
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and if necessary consult with Natural England should the presence of Protected Species be
encountered during development.

7.0  Amenity

7.1  The new dwelling would be located adjacent to an existing dwelling; however it is considered
as the proposal will be located slightly forward of the neighbouring dwelling and the existing
boundary treatments (which are to be retained), will screen the majority of the proposal. Two first
floor windows and four velux windows are proposed; however it is considered due to the siting of
the dwelling, its relationship with adjacent dwellings and boundary treatments that these will not
impact significantly upon neighbour amenity.

7.2  The siting of the proposed garage to the front of the dwelling will help to prevent any impact
upon amenity in terms of overlooking and loss of privacy to the neighbouring property to the north
east. 

7.3  Furthermore, due to the site's relatively secluded nature and existing boundary that the
proposal is unlikely to significantly impact upon neighbour amenity.

7.4  Planning conditions restricting the installation of further first floor windows and roof
alterations without the prior approval of the Local Planning Authority are considered appropriate
to maintain and protect neighbour amenity.

8.0  Unilateral Undertaking

8.1  A draft unilateral undertaking has been submitted which would make a contribution of £1,680
to open space in accordance with Policy DC11.

9.0  Highways

9.1  Norfolk County Council acknowledges that visibility from the proposed access is limited in a
westerly direction from a 2.4m setback by the adjacent tree.  However, they are satisfied that
from a minimum setback of 2m adequate visibility can be secured in both directions and on that
basis recommend conditions be imposed relating to vehicular access, on-site car parking/turning,
and an informative relating to works within the public highway. 

10.0  Environmental Health

10.1  The Environmental Health Officer was consulted and raises no objections or comments on
the grounds of Environmental Protection, providing the development proceeds in line with the
application details.

11.0  Conclusion

11.1 In conclusion, it is considered that the proposal would not compromise existing
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Planning Permission

3007
3048
MT02
PD01
PD02
HA08
HA24
3972
3737
3995
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
No additional windows at first floor
No alterations to roof
New access - construction over verge
Provision of parking and servicing - when shown on plan
NOTE:  Bats and Badgers
Inf 2
NOTE - Unilateral undertakings
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

neighbours/future occupiers amenity and will not adversely impact upon the character and built
form of the surrounding area. The application is therefore recommended for approval subject to
the imposition of conditions.


