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LYNG
Lakeside Country Club
Quarry Lane

Lakeside Lakes & Apartments
C/o Agent 

David Futter Asssociates Ltd
Arkitech House 35 Whiffler Road

Revocation of part consent 3/90/1720/F (16 units - 1 bed) & install 9 holiday
lodges (static caravans) & works

Full

3PL/2014/0373/F

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Planning history
Design and visual impact
Impact upon amenity
Highway Safety

 KEY ISSUES

The application seeks full planning permission for the erection of 9 holiday lodges within the
existing lakeside development, in an area immediately adjacent to the access drive into the site,
off Quarry Lane.     

The proposal is offering the revocation of part of the consent granted under 3PL/1990/1720/F.
The part of the consent they are offering to give up is for 16 one bed units, which have not been
constructed and could be constructed at any time. 

The application site is bisected into two by the driveway and is currently laid to grass.  The current
proposal has been reduced in terms of numbers of holiday lodges; previously 13 were proposed;
and a larger 'buffer zone' is proposed to add separation between the neighbouring properties to
the south of the site and the proposed holiday lodges.  

The application site forms two grassed areas bisected by a driveway within the Lakeside Country
Club in the village of Lyng.  The site is accessed via a long drive which adjoins the site.  It should

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jason Parker

No Allocation
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be noted that the driveway also serves residential dwellings which lie to the south of the
application site.  To the north and west are further parts of the Lakeside Country Club and to the
east are some lakes. 

3PL/2013/0375/F - Revocation of part consent 3/90/1720/F (16 units - 1 bed) & install 13 holiday
lodges (static caravans) & works - Refused.

3PL/2009/0715/F - Erection of additional holiday accommodation in 2 blocks - Approved

3PL/1990/1720/F - Erection of an indoor bowls rink together with holiday accommodation and
leisure facilities - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.03
CP.11
DC.01
DC.08
DC.16
NPPF

Employment
Protection and Enhancement of the Landscape
Protection of Amenity
Tourism Related Development
Design
With particular regard to paras. 23 & 37

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 

LYNG P C -   
Lyng Parish Council considered the plans for the above application at a public meeting held 6th
June 2014 and having received representation from parishioners, has unanimously resolved to
object to the above scheme as submitted. The scheme is a revision of refused Application
3PL/2013/0375/F which attempts to address the grounds for refusal.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Before detailing the Council's objection it is necessary to refer Breckland District Council back to
the site planning history and to what presently exists on site in terms of accommodation.

* Extant permission (3PL/1990/1720/F) for 18 x two bed and 12 x three bed apartments and
which are the only accommodation units currently in use.
* Extant permission (3PL/1990/1720/F) for 16 x one bed accommodation units which have not
been built out and which this application seeks to revoke.
* Extant permission (3PL/2009/0715/F) for a further 4 x three bed and 6 x two bed apartments in
two blocks to match existing. The Breckland Planning Committee resolved to delegate Officer
approval of the scheme in November 2009, subject to the signing of a S.106 agreement limiting
occupancy to holiday accommodation. The S.106 agreement remained unsigned by the applicant
until June 2013 at which time permission was eventually granted.
* The original concept was to create bowls centre of a standard to rival those holding national
competitions together with hotel, self-catering accommodation and attendant facilities.  This
appears to have failed to materialise and the focus is now firmly upon fishing and general leisure. 
* Full planning history shows that some matters were dealt with in the proper manner, some in
retrospect following enforcement, some without local consultation and some with.  Overall, there
is no cohesive planning control of the site as one entity which has allowed piecemeal
development, sometimes retrospectively, to take place.  The Council is further concerned that a
maximum occupancy level and occupancy area of the site as a whole has not been defined or
conditioned within any single planning application. Breckland Council really does need to get a
grip on planning control for this kind of development.

Objections
A). Accommodation
1. Whilst the Council would not necessarily oppose diversification into the use of high quality
cabin structures on site, it is noted that the application is for the siting of holiday lodges (static
caravans) and that the Design & Access Statement refers to those lodges shown as "typical". The
Council appreciates that the purchase of prefabricated buildings will ultimately be a commercial
decision.

2. The Council insists that the construction and design of any proposed additional
accommodation on this site is an important material consideration and that a planning permission
which purports to install timber lodges but includes the generic term "static caravans" should not
be entertained to ensure proper control over the development.  A timber lodge and a static
caravan are entirely different structures and this site already has a long history of changes in
direction.

3. The Design and Access Statement states that "The proposal is to erect 9, mainly 2 & 3 bed
holiday lodges"  and "The holiday lodges are now only 2 & 3 bed".  Both statements cannot be
true. Furthermore, as stated above, 10 x 2 & 3 bed accommodation units could have been built in
2009 had the S.106 agreement been signed at the time.  This would surely have satisfied the
findings of the needs survey.

B). Site & Location
The application site is still regarded as unsuitable for the proposed use for the following reasons:

1. By the nature of its location, the land North of the roadway will inevitably be overlooked by
people using the on-site roadway and by the public using Quarry Lane unless adequate
screening is in place prior to first use.
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2. Even if Breckland District Council were minded to grant permission, the density of the nine
lodges on the site must still be regarded as overdevelopment, as some lodges would be afforded
little personal outdoor space and would be easily overlooked by their neighbours. The resulting
development would not be able to create the high quality holiday which the submission infers 

3. The Needs Survey openly suggests that it is anticipated that the larger lodges will still attract
larger family occupancy, yet car parking provision is still only one vehicle per lodge, again
seemingly in order to maximize the space available for siting lodges. The Council regards this as
inadequate.

4. The site is unsuitable for the type of holiday which "lodges" provide. This kind of development
is far better suited to isolated situations where greater natural planting defines and secludes the
personal space of well-spaced individual lodges.  The North side of the lakes is one such
location.

5. The original concept of site development used only the land north of this site to house
holidaymakers thus providing them with privacy and defining an area of occupancy.  This layout
was accepted at the outset and should remain an overriding development factor for the site as a
whole.  Ad hoc development elsewhere is simply not acceptable.

Material Factors

1. Application 3PL/2009/0715/F referred to above, was also the subject of objection by this
Council wherein it contested information provided in the Needs Survey.  The fact that it took
nearly four years for the applicant to sign the S. 106 agreement must negate any claims or
statements made in the attendant Needs Survey otherwise the applicant would have built out that
permission at the earliest opportunity.  That consent already permits two and three bed
accommodation and it therefore begs the question whether the present Needs Survey truly
carries any justifiable statements upon which a planning permission should rest.

2. Lyng Parish Council is of the opinion that sufficient planning permissions have been granted to
the applicant, which with appropriate amendment could easily satisfy the need for larger
accommodation units in their original permitted locations, thus containing development to the
North of the site. This would maintain both the privacy and amenity of holidaymakers and
residents alike.

3. In its 2009 objection, the Council stated that "The development has been under piecemeal
construction for 16 years and it the council's opinion that a number of changes along the way
have probably been by delegated decision at officer level.  Certain elements of the road layout
and construction were not anticipated and would not have received this council's approval.  The
current application exemplifies this continued piecemeal development and departure from the
original concept. 

4. The Council has an overriding concern in respect of both fresh water supply and foul water
disposal on the site in general bearing in mind that the site occupancy capacity has yet to reach
its maximum permitted level.  The site obtains fresh water from an on-site bore hole which has
run dry in the past and required the emergency provision of alternative supply.  Foul water is
pumped into the mains sewerage system as the site is low lying.  The pump(s) have failed on at
least one occasion requiring the sump to be pumped into a tanker and taken off site by road.
Sewage spilled on to the highway on that occasion.  The foul water pipework is thought to be of
inadequate diameter and requires frequent jetting.  Blockage has caused foul water to surface on
a neighbouring property.  In view of the potential increase in water usage and disposal, the
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Council suggests that Anglian Water should be required to carry out a survey of the infrastructure
to ensure that the site can capably provide sufficient fresh water and properly dispose of the extra
foul water. 

5. The application suggests that the revocation of the permission for 16 x one bed units in
exchange for a new permission for 9 x two and three bed units is a "like for like" exchange.
Simple extrapolation of the occupancy figures combined with the applicant's anticipated user
profile shows a threefold increase in potential occupancy together with a potential to almost
double vehicle movements.

6. It is suggested that some established trees, particularly Oak, may be the subject of root cutting
or removal.  Not all the trees described in this application are in the ownership of the applicant.

7. It has been brought to the Council's attention in the past and again more recently, that there
are some existing holiday apartments in use for purposes other than holiday accommodation.  If
true, this surely negates the need for further expansion.

Other Considerations

If Breckland District Council does see fit to grant permission for this scheme, Lyng Parish Council
strongly advises that:

1. The permission is properly conditioned and in particular, enforceable conditions relating to
"holiday accommodation" are imposed.

2. A robust landscaping and screening scheme is imposed.

3. The land south of the roadway entrance to the site should never receive permission for any
accommodation whether temporary or permanent, due to its close proximity to neighbouring
private dwellings and should remain forever as a "buffer zone" with no access for holidaymakers
to ensure privacy and maintain amenity for both residents and holidaymakers alike.

4. The roadways, and in particular Quarry Lane, are brought up to, and kept at, a high, and
appropriate standard (including appropriate traffic calming measures) as shall satisfy those
neighbours whose properties access the roadway. N.B. permission 3PL/1990/1720/F conditioned
the standard to which Quarry Lane should be made up.  The lane has not subsequently been
maintained at this standard.

5. This permission, if granted, or if not, any subsequent permission for the site, shall determine a
finite occupancy limit for the site based upon the constraints of acceptable development,
infrastructure capability and access. 

6. Lighting on site has been a constant cause of complaint by local residents for a number of
years.  The present lighting by Sodium lamps causes considerable light pollution in the vicinity.
This problem needs to be appropriately addressed.

7. Due to unauthorized waste tipping on site in the past, neighbouring land has been subjected to
contaminated land surveys as part of planning applications. The site should likewise be subject to
such surveys.

In the Council's view, the applicant appears to wish to continue down the route of protracted
piecemeal development as has hitherto been the case.  The additional permission for further
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CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

NATURAL ENGLAND    

No objection subject to conditions and informative

It is considered that the Phase 1 Survey and Ecological Appraisal (Anglian Ecology, September
2014) includes sufficient information and recommends appropriate mitigation measures to
adequately cover all ecological issues pertaining to the site. As such, it is considered that all
recommendations made within the report and those listed below should be conditioned as part of
planning approval.

I have reviewed the documents provided for the above application and, based upon the
information contained therein, the following recommendations are also appropriate:

1 - All lighting should be low level, directional lighting that faces away from potential bat
commuting routes (Quarry Lane and all hedgerows); and
2 - Any screening hedgerows to be planted along Quarry Lane should be species rich hedgerows
consisting of native species of local provenance.

Provided that all the recommendations included in the Phase 1 Survey and Ecological Appraisal
report are followed, then there should be no further issues in regards to the ecology of the site.

Statutory nature conservation sites: no objection

This application is in close proximity to the River Wensum Site of Special Scientific Interest
(SSSI).

This SSSI forms part of the River Wensum Special Area of Conservation (SAC).
Natural England advises your authority that the proposal, if undertaken in strict accordance with
the details submitted, is not likely to have a significant effect on the interest features for which
River Wensum has been classified. Natural England therefore advises that your Authority is not
required to undertake an Appropriate Assessment to assess the implications of this proposal on
the site conservation objectives.

In addition, Natural England is satisfied that the proposed development being carried out in strict
accordance with the details of the application, as submitted, will not damage or destroy the
interest features for which the River Wensum SSSI has been notified. We therefore advise your
authority that this SSSI does not represent a constraint in determining this application. 

This reply comprises our statutory consultation response under provisions of Article 20 of the
Town and Country Planning (Development Management Procedure) (England) Order 2010,
Regulation 61 (3) of the Conservation of Habitats and Species Regulations 2010 (as amended),
(The Habitat Regulations) and Section 28(I) of the Wildlife and Countryside Act 1981 (as
amended).

holiday accommodation is again considered to be an attempt at adding value to the site rather
than being born out of an identified need.
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13 letters have been submitted which make the following summarised comments and
observations; 

* Concerns that a contamination assessment has not been carried out 
* Concerns regarding the location of the cabins within green space 
* There are unresolved issues with the site in relation to enforcement and further applications
should be rejected 
* Whilst the tourist business in Norfolk has grown greatly there is no indication that there is a
shortage of accommodation in the locality 
* Concerns with traffic generation and the road infrastructure 
* There is a sandwich board sign on Quarry Lane 
* The site owners are unneighbourly 
* Concerns with impact upon sewer and drains 
* The proposal would lower the standard of the site 
* The accommodation would not benefit the area 

 REPRESENTATIONS

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

No objections

The site is served by the private road known as Quarry Lane which enters the public highway
onto Elsing Road. From inspection of the site I am satisfied visibility at this junction remains
acceptable and that the width of the junction will allow for two vehicles to pass.

I would recommend that Quarry Lane be upgraded/improved for at least its first 5m (as measured
back from the nearside edge of Elsing Lane). Furthermore, I note all lodges benefit from 1
parking space. Given that these lodges will comprise 2 or 3 bedrooms each you may consider
asking for additional spaces, either per dwelling or a block of communal parking that is available
to all lodges.

Should your Authority support the application and part revoke 3PL/1990/1720 as offered by the
applicant would recommend conditions and informative 

Approve application. On condition that the landscaping scheme accompanying the application is
implemented.

NORFOLK WILDLIFE TRUST -  No Comments Received 

DISTRICT ENGINEER - IDB -  No Comments Received 

NATURAL ENGLAND -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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1.0  The application is referred to Planning Committee at the request of the local Ward
Representative in light of the past history of the site and significant local interest

2.0  Principle

2.1  The previously refused scheme was determined to be acceptable in principle on the basis
that the site is a well established enterprise, adjacent to existing services and facilities with some
evidence of "need" submitted with the application. The refusal related to impact on amenity.

2.2  The amended proposal relates to holiday accommodation and the number of units has been
reduced and the layout has been adjusted to take account of the neighbouring properties.

2.3  On this basis, it is considered that the principle of adding further holiday units is acceptable in
accordance with Policy DC8 of the Breckland Core Strategy. The NPPF also accepts that tourism
within an area is a benefit.  

3.0  Design and Visual Impact 

3.1  In visual terms, the site is not unduly prominent in the wider locality and, as such, it is
considered that, whilst high density, the layout and appearance of the units would not be
significantly harmful to the character and appearance of the site or the wider locality.  It should
also be noted that the previous application was not turned down on design and visual impact
grounds.  

4.0  Impact upon Amenity 

4.1  In relation to the impact upon the amenity of nearby residential properties, the previous
scheme was considered to be located too close to neighbouring properties and involved external
hot tub facilities.   The proposal was considered to result in the introduction of holiday units in
close proximity to existing residential dwellings which would result in noise and disturbance
detrimental to the amenities presently enjoyed by the occupants of the neighbouring dwellings.
  
4.2  The amended scheme proposes fewer units (9 instead of 13) and a 'buffer zone' has been
created to the south side of the existing access into the site.  No holiday accommodation is
proposed at all on the south side of the site. The nearest holiday unit to neighbouring property to
the south would be in excess of 58 metres away and separated by an access road and an area
screened by trees and shrubbery. 

4.3  The distance of the holiday units are considered to be screened and positioned at a far
enough distance away from the neighbouring properties.  It should also be acknowledged that the
volumes of traffic from the proposed 9 units to what could be generated under the 16 units which
would be surrendered as part of this application should result in a reduction of traffic movements.

4.4  The holiday units would be adequately distanced and screened from neighbours.   

4.5  The proposed units are orientated such that they generally face inwards  and away from the
neighbouring properties.   

 ASSESSMENT NOTES
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4.6  It is considered that the volumes of traffic from the proposed 9 units compared to what could
be generated btr the 16 units which would be surrendered as part of this application, would be
likely to result in a reduction of traffic movements.  

4.7  The Environmental Protection Team has raised no objection to the proposal and does not
believe it to be necessary to impose any noise or amenity related conditions.  It is considered,
however, that given the number of other activities taking place on the site, it would be reasonable
to impose a condition to require the preparation of an overall management plan and strategy for
the Country Club to ensure that the site is well run and managed in relation to the impact upon
the nearby residential properties and the site itself. 
Subject to the imposition of such a condition, no objection is raised under noise and amenity
grounds.  

5.0  Other Matters 

5.1  In terms of highway safety, the Highway Authority has confirmed that they have no objection
in principle subject to the use of conditions, which would involve the upgrading of roads. 

5.2  The Environmental Protection Officer has recommended imposing conditions requiring the
undertaking of a contamination assessment prior to the commencement of development.  This is
considered reasonable and no objection is raised under contamination grounds. 

5.3  The Ecology Consultant has recommended conditions relating to; lighting being low level and
away from potential bat commuting routes; any screening hedgerows planted along Quarry Lane
should be species rich hedgerows consisting of native species of local provenance and that the
recommendations within the Phase 1 survey and ecological appraisal are followed.  Subject to
the imposition of these conditions no objection is raised to the scheme under ecology grounds.  It
should be noted that Natural England has also raised no objection to the proposal. 

5.4  In order to maintain an attractive setting for the site and soften the appearance of the
proposed units to ensure that they successfully intergrate within the site, rather than appearing as
piecemeal development, it is recommended that a condition is imposed to require a landscaping
scheme for the site. 

5.5  It is noted that the Parish Council raised concerns in relation to the amount of private amenity
space provided for each unit.  A small private area is provided for each unit and there is no
requirement to provide private amenity space for the units.  The tourists can also take advantage
of the extensive grounds of the site and as such no objection is raised to this matter.  

5.6  Drainage was raised as a concern by the Parish Council.  It should be noted that no objection
was raised by the Environmental Protection officer, and that the applicant can already implement
a higher volume of units within the site than that proposed by this application.  

5.7  It is noted that the site has been the subject to Enforcement investigations which are on
going,  this is a separate matter to the application proposal and each planning application should
be considered on its own individual merits and assessed against local and national planning
policies.  
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Planning Permission

3007
3048
3920
3920
3920
3920
3920
3949
3946
3920
3920
3920
3923
3920

Full Permission Time Limit (3 years)
In accordance with submitted
Carried out in accordance with arboricultural report
Highways Condition - re-surfacing Quarry Lane1
Highways Condition  - on site parking/turning
Ecology - lighting and screening
Carried out in accordance with Phase 1 ecology report
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Overall strategy and site management plan
Landscaping scheme
Highways Note/Informative
Contaminated Land - Informative (Extensions)
Sec.106 agreement to revoke part of previous consent

 RECOMMENDATION

 CONDITIONS

6.0  Conclusion 

6.1  The previous proposal for 13 units was only refused due to the impact upon the amenity of
the neighbouring properties.  The current scheme involves a reduction in the number of units to 9,
a buffer zone has been created and the units are separated from the neighbouring properties by
the existing access road.  In terms of traffic generation the proposal may even result in a
reduction to that achievable under the scheme that will be revoked.   The proposal would also
benefit the district in terms of the contribution towards tourism.  

6.2  Subject to the imposition of conditions relating to; the production and assessment of an
overall strategy and management plan for the site, highways matters, contamination, ecology,
landscaping scheme and a Section 106 agreement to prevent the implementation of the extant
permission referred to within this report, the application is recommended for approval. 
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BRIDGHAM
Land at Hall Farm and Field Barn Farm

RE:think Energy Limited
C/o Agent 

Savills (UK) Ltd
Unex House 132-134 Hills Road

Solar farm & associated works (inverter cabins, switchgear, access tracks,
security measures & landscaping)

Full

3PL/2014/0589/F

N

N

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
Loss of agricultural land
Landscape impact
Impact on Breckland SPA
Impact on amenity
Flood risk
Highways

 KEY ISSUES

The application seeks full planning permission for the construction of a solar farm and associated
works (inverter cabins, access tracks, storage container, security measures and landscaping),
essentially comprising the re-submission of 3PL/2013/0546/F.

The revised submission has a reduced area covered by solar panels.  Panels would be at
approximately 50 metres from the north and south existing field boundaries and 25 metres from
the western application site boundary. 

An amended plan received further reduces the panel coverage to the north west of the application
site where the proposed panels would be 200 metres from the Northern Boundary.

The proposed solar array reduced area would cover approximately 45 hectares, approximately 4.5
hectares less than originally proposed.  It would have a maximum generating capacity of 30MW
and a proposed operational life of 25 years, after which time the land would reinstated to its
former self.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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The proposed development would comprise an array of free-standing solar PV panels, arranged
in rows facing south with panels designed to minimise reflection and glare.  The lowest part of the
panel would be approximately 0.8 metres above ground level and the highest point up to 2.6
metres above ground.

There would be 18 inverter stations positioned at locations throughout the solar farm.  Inverter
stations would be 4.5 x 1.4 metres; they would be 3.1 metres high and clad in a colour most
suitable to the surroundings, normally green.  Accompanying each inverter station there would be
a Medium Voltage Converter (MVC) which would be 5 x 3.25 metres and 3.25 metres high.  

The District Network Operator (DNO) electrical switchgear and customer switchgear would be
located at the south eastern corner of the central field.  This would be 6.6 x 2.4 and 3.1 metres
high set on a concrete base.  A structure is also proposed for storage in this location which would
be 2.5 x 3 and 2.6 metres high. 

Electric cabling required to connect the solar panel modules to the inverter stations, and to
connect the inverter stations to the DNO and customer switch gear, would be underground.

The construction access would be gained via the existing access to Field Barn Farm where a
temporary construction compound would be located.  The construction period is expected to be
12 - 16 weeks in total.

Post construction access would be gained from the south via the existing track that passes
between the easternmost and central fields of the site. New access tracks are also proposed to
allow vehicles to travel across the site, post construction. Most of the tracks would follow the line
of the proposed security fencing.

Security fencing is proposed comprising a perimeter fence erected around the outside of the solar
farm between the proposed solar modules and the field boundary hedgerows.  The panels would
be set back at varying distances from the site boundaries and there is typically between 8 metres
and 50 metres from the existing or reinforced hedgerows to the panels, and to the north west of
the site it would be 200 metres.

The fencing would be 2 metres high and each panel section would be set between posts to
achieve a width of 3.5 metres.  The fencing would be deer fencing with wire mesh between timber
posts.

A total of four double gates would provide access to the site at various locations.  The gates
would be the same height as the fencing with a width of 4 metres.  

Fixed infrared cameras would be erected on 2 metre high galvanised steel poles located along the
fence at approximately 70 metre intervals.  Flood lighting is not proposed.  

The energy generated from the grid would be exported to the local electricity distribution network
for use by all electricity consumers.  The specific connection point has not been formally agreed
and does not form part of this application. 

Landscape planting is proposed which would include hedgerow reinforcement, new hedgerows
and additional tree belt planting.  Below the panels would be a combination of seed mixes, as
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detailed within the ecological management and maintenance plan. 

An off site stone curlew plot is proposed as part of this scheme and consequently a S106
agreement to ensure this provision is anticipated.  A rotavated area would also exist on site to
provide potential nesting habitat for stone curlew and forms part of the mitigation package.

The application site comprises approximately 70 hectares of land located 0.5 miles from the
centre of Bridgham and approximately 10 miles from the centre of Thetford.

The site is located on land at Hall Farm and Field Barn Farm comprising three fields of
agricultural land.  The site is bordered by High Bridgham Road to the north and the road
connecting Bridgham and Brettenham to the south.  

The site is largely bounded by hedgerows and tree belts with a copse located to the north of the
central field.  Some sections of the site boundary hedging comprise more effective screening
whilst others have gaps allowing views into the site.  The existing access points to the field
provide clear views into the site.  The site slopes gently to the south.

The site lies immediately to the west of the village of Bridgham where there is an established tree
belt on the site eastern boundary between the proposed panels and residential properties to the
east.  To the north of the site are two residential properties facing the site on the opposite side of
High Bridgham Road.  A further two properties are located to the south west of the site.  

The site falls within the Brecks Landscape Character Area. The application site is adjacent to
Breckland Forest Site of Special Scientific Interest (SSSI) and in the vicinity of Breckland
Farmland SSSI and Bridgham & Brettenham Heaths SSSI. These three SSSIs form part of the
Breckland Special Protection Area (SPA). Bridgham & Brettenham Heaths SSSI also forms part
of Breckland Special Area of Conservation (SAC); in addition, part of the SSSI is designated as
Brettenham Heath National Nature Reserve (NNR).

 SITE AND LOCATION

3PL/2013/0546/F - Solar farm and associated works - Withdrawn September 2013
3PL/2013/0072/F - Proposed construction of a 65 million gallon irrigation water reservoir -
Approved June 2013
3PL/2012/0858/F - Construction of 65 million gallon irrigation reservoir - Withdrawn October 2012

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Yes

 EIA REQUIRED
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 CONSULTATIONS

SS1
CP.10
CP.11
CP.12
DC.01
DC.12
DC.13
DC.14
DC.15
DC.16
DC.17
NPPF

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Energy
Protection of Amenity
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Historic Environment
With particular regard to paragraphs 17, 93, 97, 109, 112 and 118

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 

BRIDGHAM P C -   

BRIDGHAM P C -   

The scale is massive. Local opinion vehemently against this proposal. The impact on this sloping
site is also going to be highly visible and have a highly negative impact. 

Brecklands own policy is to protect the rural landscape, particularly river valleys. This site is
sloping down to the river Thet and offers a haven for wildlife as well as an attractive landscape.
Site well visited.  Protected species either within 250 metres for river species and 1 mile for land
based. Designates / protected sites close by.

Site has history of good Wheat Barley, Potatoes and Sugar Beet puts the land classification as at
least 3A/B and not 4 as in the application form.

The health issues around the 20 Invertors on site have been raised by a local health worker.
Details of the connection to the National Grid omitted.

We question the need for so many being built in this region when the requirement is not here.  A
number of misconceptions within the application relating to soil agricultural land quality, wildflower
meadow planting, fencing material, incentives offered to schools, construction traffic, community
consultation carried out by applicant.

Our original objection shown attached remains the same, the amendments have made no

Not Applicable

 CIL / OBLIGATIONS
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HARLING P C -   

HARLING P C -   

ROUDHAM & LARLING P C -   

difference to our views.

The site very close to Parish Boundary.  It is an area where hundreds of holiday makers enjoy
unspoilt Breckland Countryside.  Security fencing will have a devastating impact on the aesthetic
beauty of the Brecks.  Proposed screening will be years before a hedge of the height required will
be achieved - solar panels will be visible for many years.

Stone Curlews are known to nest in this area, these are ground nesting birds and we understand
that sheep are to be put onto the site to graze.

Country back roads not designed for heavy goods / construction vehicles.

This installation will completely change the character of this area and will no doubt have a
detrimental effect on property prices in a much sought after area.

The plans show that there will be 20 inverters causing low frequency noise which is widely
recognized and is understood to have significant impact on sleep patterns, quality of life, physical
health, psychological and mental health.

Breckland Councils own policy is to protect the Brecks and its rural landscape, in particular its
river valleys.  This site is sloping down to the river Thet and offers a haven for wildlife as well as
an attractive landscape.  The area is well visited by walkers and bird watchers alike, surely a site
full of 156,000 solar panels trying to 'hide' behind a hedge is not what they want to see.

Harling Parish Council continue to be strongly against this application.

My Council discussed what we believe to be the latest amendment to this planning application at
its meeting last week.

My Council does not believe reducing the number of panels just a little makes any difference to
the strong abjections that this is the wrong place for this development. To quote a Councillor,
even if a quarter of the panels were to be take away, it would still be development in the wrong
place, and against Breckland Council's policies for protection of the landscape.

The Council remains strongly opposed to the development.

(a) for such a massive development to be sited in a small village was inappropriate; (b) it would
be miles from the nearest substation; (c) the green benefit of this power source would be largely
or totally erased by the  non-green  effort required to bring about its construction and connection;
(d) the land is described as being only poor quality, but it is the same quality as that of the many
highly successful and profitable surrounding farms, and has been used to successfully grow
crops until now - it would appear that the owner would prefer to sit back and do nothing funded by
the subsidy provided by other taxpayers rather than farm the land himself; and (e) the adverse
impact on wildlife (notably the stone curlew) for which grazing sheep are no substitute. The
council felt that the applicant s claim that the application was put forward primarily to reduce the
carbon-dioxide emissions was merely a fig-leaf to cover the real reason, i.e. to make a vast profit
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ENVIRONMENT AGENCY    

ENGLISH HERITAGE    

HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

Following receipt of site-specific drainage check sheet, we are now happy to remove our
Objection to this application on flood risk and drainage grounds as the site operator has
demonstrated that the drainage of the site will be monitored to ensure that no third party property
is affected by an increased flood risk owing to drainage runoff.

We have inspected the development site and due to distance, topography and vegetation have
concluded that the development would not result in harm to the significance of heritage assets in
terms of the National Planning Policy.

No objection if the planning authority considers that the timescale constraints and the benefits of
the proposed development are sufficient to merit waiving the requirement for predetermination
archaeological work and to impose an appropriately worded planning condition for the
archaeological work instead. If this is the case, and if planning permission is granted, we would
request that a specifically worded condition is applied.

The appropriate assessment concludes that the solar farm proposal will not result in adverse
effects on the integrity of any of the sites in question.   Having considered the assessment, and
the measures proposed to mitigate for all identified adverse effects that could potentially occur as
a result of the proposal, Natural England advises that we concur with the assessment
conclusions, providing that all mitigation measures and monitoring are appropriately secured in
any permission given.

For completeness, the impact of the proposed cable route on internationally designated sites
should be included in the HRA.  However, given that the proposal is to locate the cable within
existing roads or road verges, we concur that the cable route is unlikely to have a likely significant
effect on designated sites. 
   
With reference to stone curlew regularly breeding on the application site, we note that the HRA
states that details on the proposed location (or potential locations, if rotational) of this plot will be
included within the Section 106.  Natural England advises that this must be made a requirement
of the S106; we would be happy to comment on the suitability of proposed mitigation for stone
curlew within a S106 agreement.  

BRETTENHAM/KILVERSTONE P C -   

from taxpayers at the expense of local residents, and urges Breckland to refuse permission.

Brettenham and Kilverstone Parish Council has considered the revisions and has agreed to make
no comment on them.  However, the Council would wish to reiterate its concerns over the route of
the connection cables and recommends this is reconsidered, particularly through Rushford as it
passes very close to the bridge over the Little Ouse River, a Scheduled Ancient Monument
(Norfolk 242/Suffolk 85).  In order to protect this monument, it is recommended the route is
altered to cross farm land to avoid disturbing the bridge and its foundations and approaches.
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ENVIRONMENTAL HEALTH OFFICERS    

MINISTRY OF DEFENCE    

R S P B    

NORFOLK COUNTY COUNCIL HIGHWAYS    

 
This proposal does not appear to be either located within, or within the setting of, any nationally
designated landscape.  All proposals however should complement and where possible enhance
local distinctiveness and be guided by your Authority's landscape character assessment where
available, and the policies protecting landscape character in your local plan or development
framework. 

Comments in respect of amendments
Natural England has previously commented on this proposal and made comments to the
authority in our letter dated 2 July 2014. The advice provided in our previous response applies
equally to this amendment.  Should the proposal be amended in a way which significantly affects
its impact on the natural
environment then, in accordance with Section 4 of the Natural Environment and Rural
Communities Act 2006, Natural England should be consulted again. 

No objection subject to conditions

No safeguarding objection to this proposal.

In order to secure no loss in the stone curlew population of the wider Brecks countryside and
enhance the application site for a range of vulnerable farmland birds, including stone curlew, we
recommend the mitigation and enhancement provisions set out in the application are secured by
way of condition or Section 106 agreement, as appropriate.  In particular:

1.) Provision of a stone curlew nest plot off-site should be required for the duration of the
development, or until such time as it can be proven through satisfactory monitoring that
successful stone curlew nesting is taking place within the development, in order to ensure that
there is no net loss of stone curlew nesting habitat during the operation of the solar farm.

2.) Management of the site for wildlife should continue for the duration of the development, to
retain its ecological value.  At present the proposed ecological management plan only covers the
initial 10 year period of 2014 to 2023.

3.) Construction should take place outside of the bird nesting season, to avoid damage or
disturbance to any ground nesting species that may be present within or near the construction
area.

4.) Any permission should include a requirement for regular ecological monitoring, with a
mechanism to provide remedial management should the monitoring highlight any problems with
its delivery.
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ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

CPRE    

No objection subject to conditions.

No further comments in respect of amendment

Development is not likely to result in a significant effect to Breckland SPA as long as mitigation
and methods of working are in place to avoid disturbance to woodlark, nightjar and stone curlew
which could result from cabling and construction activities.  Due to their being a nesting pair of
stone curlew recorded on the development site, the development will impact on nesting stone
curlews.  

To ensure the impacts to stone curlew are mitigated for, the compensation and mitigation
measures must be implemented within the scheme and secured via planning condition.

Recommend the following details are included within the S106 agreement in relation to ecological
considerations: The location and size of the offsite stone curlew mitigation areas; Details of the
management regime to be adopted in the mitigation area; The timing and arrangements for
annual monitoring of the mitigation areas; The mechanism by which any changes to management
will be actioned; No mitigation areas will be removed without prior consultation with the RSPB
and the LPA following a review of the monitoring results; The location of offsite landscaping
should be identified and the management to be adopted for these areas

No objection

CPRE Norfolk objects to this application as it poses a significant visual intrusion on the Breckland
landscape.   
Screening would not resolve this issue; it would exacerbate it by further enclosing the natural
countryside / destroying the unique landscape character of the Brecks.

Contrary to guidance set out in "Planning practice guidance for renewable and low carbon
energy" (paras 26 and 27) which recognises the negative impact solar farms can have on rural
undulating landscapes and encourages the use of previously-developed land.  Proposal
undermines Natural England's Statements of Environmental Opportunity, contained in its Natural
Character Area Profile for the Brecks.

CPRE objects to this application: not compatible in scale, design or materials with its rural
location: contrary to government thinking; loss of agricultural land; and not beneficial to local
economic and social needs.

NATIONAL GRID -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 
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A large number of representations have been received in response to the original submission
application and includes 141 objection letters and 17 letters of support.  A poll was also carried
out by a resident of Bridgham and showed 96 households opposing the application and 8
households in support.  A further 37 letter of objection were received in response to the
application as amended, and 1 letter of support.

Issues raised relate to:-

- Negative impacts upon biodiversity
- Potential impacts upon rare / protected species including Stone Curlew and sky lark
- Loss of agricultural land
- Impact of screening detrimental to character of Brecks contrary to Policy CP11
- Adverse impact upon amenity of community contrary to Policy DC01
- Cable route could cause issues for road users
- Would result in less attractive place to live
- Damage to ground and landscape by supporting poles used
- Impact on Great Crested Newts as a result of works
- Cable to run across the river that supports white Clawed Cray Fish
- Solar Farms are putting a strain on the government's financial budget
- Contrary to Policy DC15
- Little consideration for alternative sites
- Electricity generation within East Anglia exceeds demand
- Absorption of arable land for solar is inadvisable according to UK solar strategy 
- Potential leaching into the watercourse from solar panel components
- Daze and glare from panels impacting aircraft
- Increase in traffic due to HGV
- Negative impact upon tourist industry
- Hedgerow would not provide sufficient screening in winter
- Noise pollution
- Benefits through funding will impact areas out of the district
- Impact on Peddars Way to the west of the application site
- Track used as a foot path running through the site would be lost

Issues raised in support relate to:-

- Increased biodiversity
- There is an importance for renewable energy
- Benefits to the community through credits for household electricity
- Visual impact is negligible
- Not a permanent site
- No obvious negative impact upon wildlife
- Loss of arable land can be offset by sheep grazing

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is a major application with significant
local interest

 ASSESSMENT NOTES
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2.0  Principle of development

2.1  Consistent with the Climate Change Act 2008 the National Planning Policy Framework
(NPPF) sets a presumption in favour of sustainable development. Section 10 of the NPPF
provides the Government's policy position in regard to the consideration of renewable energy
proposals, which are set out in paragraphs 93-98. Paragraph 93 sets out the following specifically
in regards to climate change and renewable energy:

"Planning plays a key role in helping shape places to secure radical reductions in greenhouse gas
emissions, minimising vulnerability and providing resilience to the impacts of climate change, and
supporting the delivery of renewable and low carbon energy and associated infrastructure. This is
central to the economic, social and environmental dimensions of sustainable development."

2.2  Paragraph 97 requires local authorities to have a positive strategy to promote energy from
renewable resources. It states:

"To help increase the use and supply of renewable and low carbon energy, local planning
authorities should recognise the responsibility on all communities to contribute to energy
generation from renewable or low carbon sources. They should:

-Have a positive strategy to promote energy from renewable and low carbon sources;
-Design their policies to maximise renewable and low carbon energy development while ensuring
that adverse impacts are addressed satisfactorily, including cumulative landscape and visual
impacts;
-Consider identifying suitable areas for renewable and low carbon energy sources, and
supporting infrastructure, where this would help secure the development of such sources;
-Support community-led initiatives for renewable and low carbon energy, including developments
outside such areas being taken forward through neighbourhood planning; and
-Identify opportunities where development can draw its energy supply from decentralised,
renewable or low carbon energy supply systems and for co-locating potential heat customers and
suppliers."

2.3  Paragraph 98 advises that "when determining planning applications, local planning
authorities should:

-Not require applicants for energy development to demonstrate the overall need for renewable or
low carbon energy and also recognise that even small-scale projects provide a valuable
contribution to cutting greenhouse gas emissions; and
-Approve the application if its impacts are (or can be made) acceptable. Once suitable areas for
renewable and low carbon energy have been identified in plans, local planning authorities should
also expect subsequent applications for commercial scale projects outside these areas to
demonstrate that the proposed location meets the criteria used in identifying suitable areas."

2.4  The Planning Practice Guidance for renewable and low carbon energy (July 2013) provides
further advice on the planning issues associated with the development of renewable energy.  In
relation to solar farms the guidance states that the deployment of large-scale solar farms can
have a negative impact on the environment, but if planned sensitively the visual impact for a well
screened solar farm can be properly addressed within the landscape.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 24-11-2014

DC131_new

2.5  The Department of Energy and Climate Change (DECC) recently updated its Solar PV
Roadmap, which sets out how government will achieve certainty for solar PV investors,
developers, households and businesses.  DECC recognises that solar PV is one of the priority
renewable energy technologies which will assist in meeting renewable energy targets and help
deliver secure, cleaner energy. However, the Roadmap makes it clear that new solar installations
need to be sensitively placed and sets out four guiding principles, which form the basis of the
Government's strategy for solar PV. This includes the principle that:

"Support for solar PV should ensure proposals are appropriately sited, give proper weight to
environmental considerations such as landscape and visual impact, heritage and local amenity,
and provide opportunities for local communities to influence decisions that affect them."

2.6  Core Strategy Policy DC15 of the adopted Core Strategy supports renewable energy
proposals in principle. This is subject to criteria including the impact of the proposal on the
surrounding landscape, local amenity as a result of outlook through unacceptable visual intrusion,
and highway safety.

2.7  An update by Gregory Parker MP (22 April 2014) on the government's solar PV strategy
assures strong support for solar PV and, although keen for the focus of growth of solar PV in the
UK to be on roof space and previously developed land, makes it clear that there is still a place for
larger scale field based solar in the energy mix provided that the new solar installation would be
sensitively placed.

3.0  Loss of agricultural land

3.1  Paragraph 112 of the NPPF states that:

"Local planning authorities should take into account the economic and other benefits of the best
and most versatile agricultural land (BMV). Where significant development of agricultural land is
demonstrated to be necessary, local planning authorities should seek to use areas of poorer
quality land in preference to that of a higher quality".

3.2  The Department for Education, Food and Rural Affairs (Defra) identifies the western part of
application land as comprising agricultural land grade 4 whilst to the east is grade 3.  Annex 2 of
the NPPF classifies the best and most versatile agricultural land as land that is in grades 1, 2 and
3a of the Agricultural Land Classification.  

3.3  As mentioned above, the NPPF makes it quite clear that the use of brownfield land and
poorer quality land should be used in preference to that of higher quality.  The use of the use of
agricultural land would, therefore, be expected to have been fully justified as being necessary.

3.4  On this basis the applicant would have been expected to demonstrate why the site was
necessary in preference to the use of lower grade or brownfield land.  National Planning Policy
Guidance at paragraph 013 states one of the factors that needs to be considered in assessing
large scale solar farms is where a proposal involves greenfield land, whether (i) the proposed use
of any agricultural land has been shown to be necessary and poorer quality land has been used
in preference to higher quality land; and (ii) the proposal allows for continued agricultural use
where applicable and/or encourages biodiversity improvements around arrays. 
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3.5  A Sequential Analysis Study (SAS) accompanying the application provides: an assessment
as to whether the use of agricultural land is necessary; an assessment as to whether there is
poorer quality land available; and an assessment of 15 alternative sites.  

The study concludes that: the use of agricultural land is necessary in the absence of previously
development land and barriers to the development of large scale commercial roof space; there
are no potential alternative sites of any poorer agricultural quality land within the study area; the
site is no worse that in terms of deliverability and environmental constraints to other potential
sites; the land would remain in agricultural use; and that biodiversity improvements, social and
community benefits would be delivered as part of the proposal.

3.6  In this respect the proposed development is considered to fall in accordance with the
requirements of paragraph 112 of the NPPF.

3.7 Bridgham Parish Council raised concern about the conclusion of the agricultural land grade
within the SAS.  A review of the report was undertaken on their behalf which concluded that it did
not show the rational / calculation form the down grading of many of the samples.  In response to
the review the applicant has provided a fuller explanation of the rational behind the findings
addressing the points raised.

4.0  Landscape impact

4.1  Policy CP11 requires that the landscape of the District will be protected for the sake of its
own intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation. Development should have regard to maintaining the
aesthetic and biodiversity qualities of natural and man-made features within the landscape
including a consideration of individual groups of natural features such as trees, hedges and
woodland or rivers, streams or other topographical features.

4.2  The release of land in Breckland will have regard to the Council's Landscape Character
Assessment (LCA) to ensure land is released where appropriate, in areas where the impact on
the landscape is at a minimum. Development should also be designed to be sympathetic to
landscape character and informed by the LCA.

4.3  The site is designated within the LCA as the Brecks - Heathland with Plantation where the
landscape type is defined by large scale plantation forestry and a simple composition. Views are
channelled and often contained by plantation blocks, creating an intimate spatial scale and
quality.  

4.4  High protection must be given to the Brecks landscape and proposals within the Brecks
Landscape Character Areas will not be permitted where these would result in harm to key visual
features of the landscape type, other valued components of the landscape, or where proposals
would result in a change in the landscape character. The proposal would be a major change of
land use from largely open agricultural land to 30% coverage by energy capture infrastructure.

4.5 It is evident that Summer views from Heath Road and the eastern part of The Street are
largely screened by hedgerows and shelter belts and open views of the application site are only
available through existing field entrances, in particular from High Bridgham Road to the north of
the application site where there are long distance views over the central field of the site and
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beyond over the Thet River Valley beyond.

4.6 However, from the western extension of The Street, and along the route to and from
Brettenham and Thetford, extensive views are available through less continuous hedgerows and
recently felled wet woodland. Winter views are likely to be more extensive due to the increased
transparency of leafless hedgerows.

4.7 The development incorporates landscape proposals to include: existing hedgerows to be
reinforced and thickened by new tree and hedge planting; proposed new hedgerows and tree
planting and proposed tree belts and blocks. Albeit not having an immediate effect this would, in
time, screen the proposed development in locations where more open views currently exist.

4.8  To prevent views being lost along the central field's northern boundary no additional
screening is proposed other than that immediately to the north of the solar arrays which would be
set back 200 metres from the field boundaries.  With the land fall to the south open views to Thet
River Valley would be maintained. 

4.9  It is considered that the proposed landscaping strategy would mitigate any adverse impact of
the proposed development on the landscape character of the area.  Mitigation planting in the form
of native trees and hedging would be secured via planning conditions on the decision notice and
further landscaping proposals beyond the application site boundary would be secured via S106.

5.0  Impact on Breckland SPA

5.1  The application site lies within 1,500 metres of the Breckland Special Protection Area (SPA),
accommodating the stone curlew, woodlark and nightjar. As such, the Habitat Regulations and
Policy CP10 of the Adopted Core Strategy are directly relevant.

5.2  A Habitat Regulations Assessment (HRA) must be undertaken by the competent authority
(Breckland District Council), of all proposals for development likely to have a significant effect on
the Breckland Special Protection Area (SPA). In this situation, only development which would not
adversely affect the integrity of the SPA will be permitted.

5.3  The Ecology Consultant has undertaken an appropriate assessment with the conclusion that
the proposed solar farm would be unlikely to result in a significant effect to Breckland SPA as
long as mitigation and methods of working are in place to avoid disturbance to woodlark, nightjar
and stone curlew which could result from cabling and construction activities.  

5.4  Due to there being a nesting pair of stone curlew recorded on the development site, the
development will impact on nesting stone curlews. This species is a feature of the nearby
Breckland SPA and listed on Schedule 1 under the Wildlife and Countryside Act and Annex 1
under the EU Birds Directive.

5.5  To ensure the impacts to stone curlew are mitigated for, compensation and mitigation
measures would be implemented within the scheme which would be secured via planning
condition and S106 Agreement.  In this regard it can be seen that Policy CP10 has been
satisfactorily addressed.
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6.0  Impact on amenity

6.1  Although the application site lies in close proximity to the village of Bridgham it is considered
that the distance / degree of separation and intervening features, e.g. vegetation, is such that
views would not be significantly compromised from these locations.

6.2  The colour of the inverter / transformer cabins and materials of the substation building would
be secured via planning condition to ensure the impact on visual amenity and landscape would be
minimal.

6.3  There are residential properties to the east in close proximity of the proposed solar farm at a
distance of approximately 30 metres, however the existing tree belt and established hedging
would minimise harm caused in terms of visual amenity to the occupiers of the dwellings.

6.4  A single storey dwelling and a two storey dwelling are located to the north of the site on the
opposite side of High Bridgham Road.  The properties are set back from the highway by
approximately 25 and 40 metres respectively and whilst it is acknowledged that there would be
some impact in terms of visual amenity to the occupiers, existing landscaping would provide
some screening and proposed hedgerows / tree planting would, albeit in time, lead to substantial
screening in this location.  

6.5  It is considered that the landscaping mitigation would satisfactorily address any harm that
would be caused to amenity in terms of outlook and that the degree of separation and intervening
features, e.g. vegetation, is such that neither light nor outlook would be significantly
compromised.

6.6  No lighting is proposed as part of the application. A condition would be attached to any
decision notice to ensure no external lighting shall be erected or installed on the site without prior
approval of the Local Planning Authority.

7.0  Flood risk

7.1  The proposed site is located within flood zone 1 (low risk) on flood maps.  The Environment
Agency have no objection to the application on flood risk and drainage grounds since it has been
satisfactorily demonstrated that the drainage of the site would be monitored to ensure that no
third party property would be affected by an increased flood risk owing to drainage runoff.

8.0  Highways

8.1  The Highway Authority (HA) has no objection to the proposed development provided
conditions are attached to the decision notice in relation to the construction work of the proposed
solar farm and access. 

9.0  Other issues

9.1  The Historic Environment Officer requests that if planning permission is granted a specifically
worded condition in relation to archaeological investigation is attached to any planning
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Planning Permission

TL01
3047
3920

Time Limit
In accordance with submitted
Lifetime deve. 25 year period

 RECOMMENDATION

 CONDITIONS

permission.

9.2  The Council's Environmental Health Officer has considered the application and recommends
approval subject to conditions to ensure no detrimental harm is caused by way of noise.

10.0  Conclusion

10.1  A large amount of opposition has been received in response to the proposed solar farm and
in a written ministerial statement (9th April 2014) by Eric Pickles on local planning and renewable
energy projects it is made clear that the planning concerns of the local communities must be
taken into account. The matters raised have been carefully measured and balanced against
planning issues and, although undoubtedly there would be some impact to the character of the
landscape visually, it is considered that through landscaping / screening any adverse impact
would be limited. Paragraph 97 of the NPPF supports proposals to help increase the use of
renewable and low carbon energy providing adverse impact are addressed satisfactorily,
including landscape / visual and amenity impacts.  Paragraph 97 of the NPPF supports proposals
to help increase the use of renewable and low carbon energy provided adverse impacts are
addressed satisfactorily, including cumulative landscape and visual impacts.

10.2  Balanced against this identified harm the proposed development would contribute to the
need for renewable energy and it is considered that mitigation measures would ensure no
significant adverse harm in terms of impact on the landscape.

10.3  In conclusion it is considered that the benefits of the proposal in terms of its contribution
towards renewable energy outweigh any identified harm and that it would not significantly harm
the landscape character of the area, or give rise to significant concern in respect of ecology,
subject to appropriate mitigation secured by S106.

10.4  The application is recommended for approval subject to a S106 and conditions.  The S106
would relate to the creation and management of stone curlew mitigation areas and off site
landscaping including new hedgerows, tree planting, tree belts and blocks.  Conditions would
relate to: landscape mitigation / screening; ecological mitigation / compensation; management /
monitoring; highways; archaeology; and noise.

10.5  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreement.
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3920
3920
3920
3920
3920
3920
HA08
HA08
HA19
HA28
HA29
A
HA30
A
HA30
B
HA50
3920
3920
3920
AN61
3994
3992

Materials of buildings to be submitted
Archaeological condition
Curlew management on-site
No construction work - bird breeding season
 Landscaping scheme to be submitted
Landscaped areas set out prior to first use
New access - construction over verge
New access - service over verge
Provision of visibility splay on approved plan
Construction traffic (parking)
Construction traffic management and routing/ exceptional wea

Wheel washing facilities- temporary for construction vehicle

Wheel washing facilities- temporary for construction vehicle

Linage and arrows removed
Noise - construction work
Noise - inverter station etc.
No external lighting
NOTE NCC Inf 2 When Vehicular access works required
Inf. Environment Agency
S106 - landscaping / stone curlew
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3

NECTON
Town Farm
Chantry Lane

Mr I Thompson
Town Farm Chantry Lane

Geoffrey Reeve Architect
Turnpike Lodge The Common

Erection of four dwellings   

Outline

3PL/2014/0590/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Highways
Trees and Landscape
Layout
Scale
Amenity
Contaminated Land

 KEY ISSUES

The application seeks outline planning permission including access, layout and scale for four
detached dwellings on land currently used as a car sales and repair business.  The submitted
Design and Access Statement indicates that the dwellings are to be two storey, of 180 - 240
square metres, to provide 4-6 bedrooms.   

The site lies outside the Settlement Boundary of the village of Necton, however, the access track
and part of the western boundary of the site lies immediately adjacent the Settlement Boundary.
The application site, which is used for  car sales, comprises a workshop and sales area.  It lies
adjacent to the dwelling known as Town Farm which is owned by the applicant.  The site is
accessed off an existing private track off Chantry Lane and is located approximately 30m from the
edge of the Necton Settlement Boundary.  The site is also located in an area defined by the
Council's Landscape Character Assessment as River Wissey Tributary Farmland.  The site is
surrounded by open countryside in all directions, except to the north-west where there is existing

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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residential development.

3PL/2012/0788/F - Change of use of land for car sales and retention of workshop and portacabin
for established business (retrospective) - Approved 

3PL/2012/0159/F - Change of use of land to car sales and erection of workshop and office
(resubmission) (retrospective) - Refused  

3PL/2011/1161/F - Change of use of land to car sales, erection of workshop/garage and
portacabin as office - Approved

3PL/2011/0909/O - Residential development (10 dwellings) - Refused 

3PL/2002/0623/F - Extension to existing dwelling  - Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.11
CP.14
DC.01
DC.05
DC.07
DC.12
DC.16
DC.19
NPPF

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Affordable Housing on Exception Sites
Employment Development Outside of General Employment Area
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 8, 14, 17, 47, 49, 56-66

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

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ASSET MANAGEMENT    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

No objection subject to conditions

Acknowledged, but no specific comments

No objection subject to conditions.

No objection subject to conditions

 CONSULTATIONS

NECTON P C -   
The development is outside the village Settlement Boundary. The access to the properties
causes concern as the access road is narrow for one vehicle passing along the length. The
access is also on a bend in the road with restrictive viewing for oncoming traffic. However there is
no objection in principle although the loss of another business causes concern. Again it is the
same issues regarding the village infrastructure, water /sewage , schools etc.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 

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

A Section 106 agreement is to be completed in order to secure a commuted contribution for play
space in the sum of approximately £6,720.
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Two letters of representation have been received raising the following issues:

*  Widening of access road/impact on trees resulting from this and/or necessity of ditch to be
filled in; 
*  If trees cut down, what will happen to water table;
*  Impact on existing drainage system;
*  Impact of heavy vehicles along access road impact on adjacent bungalow, stones flung at
windows; 
*  Application documents indicate trees will be protected by fencing, does adjacent bungalow
need protective fencing and to cut down on noise impact;
*  If houses are built who will own the access road and be responsible for trees etc; 
*  Impact on rural views, countryside; 
*  Entrance to site too narrow and set in a sharp corner;
*  Flooding

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as it represents a departure from
policy comprising development outside of a Settlement Boundary. 

2.0  Principle 

2.1  The site is located outside the Settlement Boundary in an area of open countryside (as
defined by policies SS1, DC2, CP1, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009).  The application is clearly contrary to these policies.
Furthermore, the site is not being put forward for 100% affordable housing under the rural
exceptions policy DC5. The proposal should therefore be refused unless there are material
considerations that dictate otherwise. The lack of a five year housing supply carries significant
weight in the consideration of the application.  

2.2  Paragraph 49 of the National Planning Policy Framework (NPPF) states that where an
Authority does not have an up to date five year housing land supply (at present the District figure
is 3.29 years), the relevant local policies for the supply of housing as referred to above should not
be considered up-to-date and that housing applications should be considered in the context of the
presumption in favour of sustainable development.  This means that permission should be
granted for sustainable development unless the benefits of development are significantly
outweighed by any adverse impacts. 

2.3  The Government defines sustainable development as having three dimensions. These
dimensions give rise to the need for the planning system to perform a number of roles:
- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places
- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services and
- environmental, through the protection and enhancement of the natural, built and historic
environment. 
Paragraph 8 of the NPPF stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three dimensions is

 ASSESSMENT NOTES
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required.
  
2.4  Environmentally, this is a brownfield site already in use as car sales with a workshop for the
repair business.  This, together with the fact that the site is well screened from public view,
indicates that the proposal would not have significantly negative effects on the environment in this
location. 

2.5  In terms of the economic and social criteria, the site is currently in employment use and
occupied by an existing commercial premises.  Whilst acknowledging that an existing
employment use would be lost, the proposal would help to support existing facilities within the
village as well as helping to sustain facilities in the surrounding larger settlements. 

2.6  Footnote 11 of the NPPF confirms that the site should be in a suitable location, available
now, and have a realistic prospect of being developed within five years. Necton is classified as a
Service Centre Village which are defined as those that contain adequate services and facilities to
meet the day to day requirement of their existing residents.  In terms of services and facilities
Necton has a primary school, doctors surgery (this is a satellite surgery part of the Swaffham
branch), Post Office, Shop, Public house and access to public transport.   

2.7  In terms of availability and deliverability, the site is currently occupied by a commercial
business.  The applicant has indicated that despite his best endeavours the continued use of the
site as a car sales and repair business is not commercially viable.  If Members were minded to
approve this application, then the submission of a detailed scheme could be required by condition
to be within 18 months and implementation within 3 years in total. This would allow time for the
housing to come forward still within the next 5 years.
  
2.8  The site comprises an area of land larger than 0.17 ha (0.48 ha) and therefore Policy DC4
(Affordable Housing Principles) requires 40% of the total number of housing units to be provided
and maintained as affordable housing.  In addition, Core Strategy Policy DC11 (Open Space)
requires all new residential development to provide a contribution towards outdoor playing space.
This would be secured by way of a Section 106 Obligation and would be in the sum of £6,720.

2.9  The applicant has submitted a residual land valuation on the basis that the scheme cannot
make any affordable housing contribution owing to viability.  The District Valuer has carried out a
viability assessment which concludes that, in their opinion, a policy compliant scheme with 40%
affordable housing, a recreational contribution of £6,720 and a profit level of 17.5% shows a
negative land value and is not viable.  An assessment has also been carried out based on a
scheme comprising all private units (i.e. 4 market sale houses) with no affordable housing
contribution but including a recreational contribution and with a profit level of 17.5% and a
benchmark land value of £125,000 which finds the scheme marginally viable.  In summary
therefore the District Valuer finds that this scheme is not viable with either on site affordable
housing or an off-site affordable housing contribution and it is recommended that the Council
gives serious consideration to the scheme as put forward by the applicant.  

2.10  However, it is also suggested that a timescale for delivery is included in any Section 106
agreement which, if not met, triggers an automatic viability review.  This would provide the means
of taking account of any increase in values over time and would help to ensure delivery of the
scheme within a reasonable timescale.   

2.11  In summary, it is considered that the site is in a suitable location for development and that
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the positive attributes of the redevelopment of this site for housing from an economic, social and
environmental perspective result in a sustainable form of development. Taking into account the
contribution the development would make towards the meeting the 5-year land supply of housing,
the requirements of the NPPF and the presumption in favour of sustainable development, it is
considered that the adverse effects of the development would not outweigh the benefits.
Therefore, it is considered that the principle of the development of the site can be supported. 

3.0  Highways 

3.1  Norfolk County Council Highways have been consulted on the proposal and comment that
given the close proximity of the site to services within Necton and the fact that the site benefits
from good links to the footway network, no objection is raised to the principle of residential
development at this site.  However, improvements would need to be made to the existing access
from Chantry Lane into the site, namely removal of existing gates and widening of the access to
allow two vehicles to safely pass off the highway.  In addition, visibility splays would need to be
provided in accordance with current standards which would necessitate some minor vegetation
trimming.  With regard to the layout of the site, the level of parking meets current adopted
standards and sufficient turning space could be secured.     

4.0  Trees and Landscape 

4.1  The application is submitted with a Tree Survey, Arboricultural Impact Assessment,
Preliminary Arboricultural Method Statement and Tree Protection Plan.  The report indicates that
it will be necessary to fell four low quality/poor longevity individual trees and part of one low
quality/poor longevity landscape feature in order to achieve the proposed layout.  Additionally six
trees and two landscape features require minor surgery to permit construction space or access.
One tree has been identified for removal irrespective of any development proposals.  The Tree
and Countryside Consultant raises no objections subject to conditions that all works are to be
undertaken in accordance with the submitted Arboricultural Impact Assessment, Method
Statement and Tree Protection Plan including site monitoring.  

5.0  Layout 

5.1  The layout satisfactorily demonstrates that four detached dwellings and garaging can be
accommodated on the site together with an appropriate level of parking, turning and amenity
areas.  

6.0  Scale 

6.1  The Design and Access Statement indicates that the houses would be two storey and would
vary from 180 sq m to 240 sq m in gross floor area, with integral or detached garages, to
accommodate 4-6 bedrooms.  The indicative site plan satisfactorily indicates that the scale of
development would be acceptable.

7.0  Impact on Amenity 
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

7.1  The proposed development would have a satisfactory relationship with the existing dwelling
to the east of the site and any impacts by way of overlooking, overshadowing, loss of privacy or
outlook with respect to the dwellings within the site itself would be assessed at the Reserved
Matters stage.  However, the submitted layout satisfactorily demonstrates that four dwellings can
be accommodated on the site in such a way as to satisfactorily preserve existing residential
amenity.

8.0  Contaminated Land

8.1  A Phase 1 Desk Study has been submitted and the Contaminated Land Officer has
commented as follows; the revised report has been reviewed and the conclusions are agreed in
that a detailed remediation method statement needs to be produced in relation to an area of
burning and the catch pit on the development site.  Conditions are therefore recommended to
secure this requirement together with an informative in relation to action to be taken should
unexpected contamination be found and in relation to extensions.   

9.0  Other Matters 

9.1  The Environment Agency has raised no objections to the proposal subject to conditions to
address contamination and foul and surface water provision. 

10.0  Conclusion

10.1  Notwithstanding that the site lies outside the Settlement Boundary of the village of Necton, it
lies relatively close to it and Necton is recognised as a Local Service Centre.  The scheme
represents development of a brownfield site, and is considered to be sustainable development
having regard to the lack of a five year housing supply having regard to Paragraphs 14, 47 and
49 of the National Planning Policy Framework.  No objections have been raised by Norfolk
County Council Highways, the Contaminated Land Officer or the Environment Agency.  The
development would be unlikely to significantly affect local amenity subject to satisfactory details
being provided at the Reserved Matters stage.

10.2  Approval is recommended subject to conditions and a Section 106 Obligation to include the
contribution towards play space and a timescale for delivery which if not met triggers an
automatic viability review.

10.3 Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreements.
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TL06
A
TL06
B
3047
3920
3920
3920
3920
3920
3920
3920
3920
3920
3946
DE08
9850
3920
3923
3996

Outline permission -time limit

Outline - time limits for implementation

In accordance with submitted
Landscaping
Vehicular access to be widened to a minimum width of 4.5 m
No means of obstruction to be erected across approved access
Visiblity Splays
Access/turning areas in accordance with approved plan
Arboricultural Method Statement/Tree Protection Plan
Arboricultural Method Statement and Tree Protection
Tree Surgery
Remediation/Vertification Scheme - Contamination
Contaminated Land - Unexpected Contamination
Slab level to be arranged
Section 106 Note
Works within Public Highway Informative
Contaminated Land - Informative (Extensions)
Note - Discharge of Conditions
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HOLME HALE
Site adj. No 12 Station Road

Mr J M Wright
1 Burnside Necton

Parsons & Whittley Ltd
1 London Street Swaffham

Proposed dwelling and new access/parking to No 12 (donor property) 

Full

3PL/2014/0763/F

N

N

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
Design, character and visual impact
Highway safety
Impact upon residential amenity

 KEY ISSUES

This application seeks full planning permission to construct a two-storey detached dwelling on a
plot of land which has been subdivided and sold off from the adjacent property known as 12
Station Road in Holme Hale.  

The originally submitted scheme comprised of a detached three bedroom dwelling measuring
approximately 11.5 metres by 7 metres with a height to the ridgeline of 7.6 metres.

An amended scheme has been submitted incorporating amendments to the design and external
appearance of the proposed dwelling, as well as a reduction in the overall footprint and slight re-
positioning of the proposed dwelling within the site. The amended dwelling would measure
approximately 9 metres by 5 metres with a height to the ridgeline of 7.7 metres. 

Access to the proposed dwelling would be by a revised paired access shared with No.12, off
Station Road.  

The 0.05 ha site currently lies outside any designated Settlement Boundary since the village

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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Settlement Boundary was deleted in January 2012.  

The development in the immediate vicinity of the site is characterised by linear residential
development of various ages and styles, set alongside Station Road.  

3PL/2010/0863/O - Outline Planning Permission for the erection of one detached house -
Approved on 11th November 2010.

Full planning permission was also recently granted for a two-storey rear/side extension to the
adjacent property (12 Station Road) (ref: 3PL/2014/0766/F) which was approved on 11th
September 2014. 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.14
DC.01
DC.02
DC.03
DC.04
DC.11
DC.12
DC.16
DC.19
NPPF

Housing
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Replacement Dwellings and Extensions in the Countryside
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 7, 8, 14, 47, 49 & 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

 CIL / OBLIGATIONS
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CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

No objection on the grounds of contamination subject to the imposition of conditions in respect of
contaminated land (desk study and unexpected contamination).   

Original scheme - Whilst concerns were raised in respect of the sustainability of the location, no
objection raised to the scheme on highway safety grounds subject to the imposition of coniditions
in respect of access, visibility and onsite parking and turning arrangements.  

Amended scheme - No objection subject to the imposition of conditions in respect of access,
visibility and onsite parking and turning arrangements.

No objection.

 CONSULTATIONS

HOLME HALE P C -   
The view of the Parish Council is that this application should be considered in conjunction with the
plans to extend the adjacent property of 12 Station Road. This proposed new dwelling, on land
adjacent to an extended 12 Station Road, would produce a cramped/restrictive setting which is
not in keeping with the local area. This is therefore considered by the Parish Council to be
inappropriate infill development. Previous consent in 2010 is no longer considered relevant as this
did not involve additional developments/extensions at 12 Station Road. The current plans for this
site are not regarded as being sensitive to the defining characteristics of the village of Holme
Hale given the intensive nature of these developments.

ANGLIAN WATER SERVICE -  No Comments Received 

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 Councils
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 unilateral undertaking would provide a recreation contribution of £1400. 
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Three letters of objection have been received from the occupants of neighbouring properties,
based on the original scheme, on the following grounds;
* Overdevelopment
* Impact on residential amenities of nearby properties in respect of light, privacy and outlook.
* Impact on boundary hedge.
* Inappropriate design/impact on character of area.
* Unacceptable infill development.
* Detriment to highway safety and pedestrians.

Additional letters of objection have been also been received to the amended scheme, re-iterating
the above concerns, as well as raising additional concerns as follows;
* Impact on flooding
* Risk of landslide due to changes in ground levels.  
* Devaluation of nearby properties.
* Impact of the construction works on the health of existing residents.  
* Loss of spacing between properties along Station Road.

 REPRESENTATIONS

1.0  This application for a detached two-storey dwelling is referred to the Planning Committee as
the site lies outside of any Adopted Settlement Boundary and therefore conflicts with local plan
policies. 

2.0  Principle of development 

2.1  The site lies outside an Adopted Settlement Boundary.  For this reason the proposal conflicts
in principle with Policies SS1, DC2, CP1 and CP14 of the Core Strategy and Development
Control Policies Development Plan Document (2009).  The scheme has not been put forward as
one under the exceptions site policy (DC5).  However, paragraph 49 of the National Planning
Policy Framework (NPPF) states that where an authority does not have an up to date five year
housing land supply (at present the District figure is 3.3 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be granted permission unless any adverse impacts would significantly
outweigh the benefits.  

2.2  The Government defines sustainable development as having three roles:
- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places
- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services and
- environmental, through the protection and enhancement of the natural, built and historic
environment

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required.

 ASSESSMENT NOTES
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2.4  In terms of the economic and social criteria, the proposal would provide a single dwelling for
market sale and would not trigger the requirement for affordable housing provision under Policy
DC4.  The development of this site would make a positive, albeit modest, contribution to the
housing supply shortfall.  In addition, a recreational contribution in accordance with the
requirements of Policy DC11 would be provided through the signed unilateral undertaking
accompanying this application.

2.5  The site in question benefitted from outline planning permission (ref: 3PL/2010/0863/O)
granted in 2010 for a two-storey dwelling to be constructed, but subsequently this lapsed in
November 2013.  At the time of the 2010 application, the site was within the Adopted Settlement
Boundary for Holme Hale, and remained so until the Settlement Boundary was deleted in 2012.  It
is considered that given the site history, and the fact that the site benefitted from planning
permission until relatively recently, this should be given weight in respect of assessing the
acceptability of the current application.    
 
2.6  Environmentally, the site was formerly garden land which, prior to being sold, used to serve
No.12 Station Road which comprises mature trees/hedging along its boundary.  The site is not
subject to any nationally recognised landscape or wildlife designations and, whilst it is not within
or adjacent to an existing Settlement Boundary, it does form an infill plot, within an existing built
up area between two residential properties.  

2.7  The proposal would involve the development of an existing area of open land, set within an
already built up frontage.  As such there would be little harm to the rural setting of the village.
The scheme is, therefore, considered to represent sustainable development. 

2.8  Footnote 11 of the NPPF confirms that the site should be in a suitable location, available
now, and have a realistic prospect of being developed within five years. 

2.9  This application is a full application, where the applicants have confirmed that they are
undertaking the development as a self-build project, and are in a position to commence the
development in the immediate future, demonstrating that the site could be delivered within five
years to meet the housing supply shortfall.  However, if Members are minded to approve the
application, it would be appropriate that the time limits are reduced and this would be in
accordance with other applications in Breckland approved under the five year supply.  It is
considered appropriate to impose a two year period for commencement of development in order
to reaffirm the deliverability of the scheme.

2.10  In regard to whether this is a suitable location, Holme Hale is classified as a rural settlement
through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control
Policies Development Plan Document.  These villages contain limited services and facilities and
the spatial strategy states that these villages are not capable of supporting consequential growth
as they rely on higher order settlements for the majority of these services and facilities, Para 55
of the NPPF states that housing should be located where it will enhance and maintain the vitality
of existing rural communities and help sustain facilities in the surrounding settlements.

2.11  Given there are no shopping facilities in the village, it is recognised that the occupants will
have to rely on the private car or public transport in order to undertake shopping trips for their
daily needs.  However the village does benefit from a limited bus service to Kings Lynn,
Swaffham, Dereham and Watton, linking it to outlying villages such as Necton, and the village
has a number of amenities comprising of the village hall and church.   
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2.12  Whilst the limited availability of local services and facilities weighs against the proposal, the
scheme would provide additional housing, generate some economic activity and offer a degree of
support to existing village amenities.  Moreover, the site could be developed without causing
harm to the character and appearance of the area, and has a planning history which includes an
expired permission for one dwelling.  It is considered therefore that, on balance, the adverse
effects of the proposal would not significantly and demonstrably outweigh its benefits.
 

3.0  Design, scale and character

3.1  Concerns have been raised by both the Parish Council and local residents on the grounds
that the dwelling proposed as part of the original scheme is unacceptable in terms of its design
and scale, and would cause detriment to the character of the area.

3.2  Amended plans have been submitted as part of this application reducing the scale and
footprint of the proposed dwelling to accord with the details which formed part of the previously
approved outline application.  Whilst it is recognised that the recently approved side/rear
extension to No.12 will reduce the gap between the existing and proposed dwellings, on the basis
of the reduced footprint and amendments made to the fenestration of the proposed dwelling, on
balance, it is considered that the proposed dwelling would be acceptable in terms of its design,
scale, materials and siting, and would not cause significant detriment to the character of the
surrounding area.  As such, it is considered that the amended scheme submitted will accord with
paragraph 7 of the National Planning Policy Framework and Policy DC16 of the Breckland Core
Strategy.    

 
4.0  Highway safety 

4.1  The proposed dwelling would be served by a new revised vehicular access off Station Road
shared with the adjacent property and served by its own parking and turning areas.  

4.2  Concerns have been raised locally that the scheme would have a detrimental impact of
highway safety, particularly due to the lack of a footpath.

4.3  Notwithstanding these concerns, Norfolk County Council Highways have raised no objections
to the amended scheme on the grounds of highway safety, subject to the imposition of conditions
in respect of access, parking and drainage.

5.0  Impact upon residential amenity 

5.1  Concerns have also been raised that the scheme would have a detrimental impact on the
residential amenities of nearby properties in respect of loss of light, privacy and noise.

5.2  Notwithstanding these concerns, it is considered that the amended design and reduced
footprint of the dwelling proposed would not result in a dwelling which would significantly impact
on the residential amenities of the neighbouring properties in terms of light, privacy or
overbearing impact.  The removal of permitted development rights for additions and alterations
have been recommended to safeguard residential amenity in the future.  As such, it is considered
that the amended scheme would accord with Policy DC1 of the Breckland Core Strategy.
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Planning Permission

TL01
3047
MT03
HA08
HA09
HA12
HA14
HA20
HA24
3944
3946
3995
PD01
PD05
PD08
3923
AN61

Time Limit
In accordance with submitted
External wall and roof materials to be agreed
New access - construction over verge
Existing access - closure
New access - gradient
Access gates - restriction
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
NOTE - Unilateral undertakings
No additional windows at first floor
No PD for extensions or roof alterations.
No PD rights for garages and ancillary buildings
Contaminated Land - Informative (Extensions)
NOTE NCC Inf 2 When Vehicular access works required

 RECOMMENDATION

 CONDITIONS

6.0  Other issues 

6.1  The Contaminated Land Officer has been consulted and no objections have been raised
subject to the imposition of conditions in relation to the need for a desk study and unexpected
contamination due to the past uses of the land in the vicinity of the site.  As such, it is considered
that the scheme would accord with Policy CP9 of the Breckland Core Strategy.  

6.2  Furthermore, whilst there are a number of mature trees on and adjacent to the site, these are
positioned to the rear of the plot, some distance away from the proposed dwelling and, as such,
would not be adversely affected by the proposed development. 

7.0  Conclusion

7.1  Notwithstanding that the site lies outside any Adopted Settlement Boundary and is, in part,
car reliant, the scheme is considered to broadly represent sustainable development having regard
to Breckland Council's lack of five year housing supply and to Paragraphs 14, 47 and 49 of the
National Planning Policy Framework.  In addition, Members should also recognise the ability of
the scheme to support those services and facilities in the village and its surrounds.

7.2  Approval is recommended subject to conditions.
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4000
3996
2001
2014

Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved



BRECKLAND COUNCIL - PLANNING COMMITTEE - 24-11-2014

DC131_new

5

ATTLEBOROUGH
Land south side of Bellevue Bungalow
Poplar Road

Mrs Suzanne Large
Mayfield Barn Silver Street

Mrs Suzanne Large
Mayfield Barn Silver Street

Erection of one dwellinghouse   

Full

3PL/2014/0952/F

N

N

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
Design, layout and appearance
Amenity
Highway impact
Open space contributions

 KEY ISSUES

This application seeks consent for the erection of a residential dwelling with integral garage on
Poplar Road, Attleborough. The proposal will create a three bedroom property. Access is provided
to the south west corner of the site which will lead to a parking/turning area to the front of the
dwelling. Existing boundary treatments will be retained.

The 0.023 ha. application site is situated outside of any defined Settlement Boundary and
originally formed part of the garden area to the adjacent bungalow (Bellevue Bungalow). The site
is bounded to the north by Bellevue Bungalow, to the south by Poplar Farm, to the east by open
land, and to the west by Poplar Road and beyond agricultural land which adjoins the railway track.
The site is currently overgrown and has a ditch which runs through the site along the southern
boundary.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.14
DC.01
DC.02
DC.16
NPPF

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
With particular regard to paragraphs 7, 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 improvement 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 development 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 evidence shortfall and
therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigation the implementation of CIL. A 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 draft unilateral agreement with the application would provide a recreation contribution of
£1,400.

 CIL / OBLIGATIONS
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5 letters of objections have been received raising the following concerns:
 * Will result in loss of light to adjoining properties;
 * Issues regarding the ditch and whether it is to be retained;
 * Issues regarding Poplar Road and its maintenance;
 * Access to the property during construction;
 * Increase in use of existing septic tank;
 * Not in keeping with the adjacent two bungalows; and
 * The existence of high voltage power lines above the site.

 REPRESENTATIONS

1.0 The application is referred to Planning Committee as it is contrary to Policy DC.02 and CP14
of the Breckland Core Strategy 2009. 

2.0  Principle of development

2.1  The application seeks consent for the erection of a dwelling outside of any defined
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 (Paragraph 49 of the NPPF).

2.2  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 doing so would demonstrably outweigh the benefits of 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.

2.3  Although outside the Settlement Boundary, the proposed development would infill a parcel of
land which is situated between existing housing. The site is located approximately 1.25 miles
from the centre of Attleborough, which is identified as a Market Town with a major focus on

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

No objection.

No objection subject to condition.

 CONSULTATIONS

ATTLEBOROUGH TC -   
No objections
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employment and residential growth and has a range of services commensurate with its position
as a lower order centre and is able to serve the day to day needs of local residents. Whilst not
adjacent to the application site, these facilities are accessible from the development on foot and
by cycle.  The nearest bus stop is approximately 500m from the site with frequent regular
services to Attleborough town centre, Norwich and Wymondham.  Poplar Road and Flowers Lane
comprise an unmade road surface, this leads to Hargham Road which has footway made up of a
combination of wide grass verges and paved surface.

2.4  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 town, make a modest
but positive contribution to the overall supply of housing, and provide some short-term economic
benefits through its construction.

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  Design, layout and appearance

3.1  Poplar Road contains a range of properties including detached bungalows and detached two
storey dwellings. The proposed dwelling comprises a 2 storey simple modest detached dwelling
with an integral garage.  It will have a single storey element to the rear and a hipped roof.  A
condition will be imposed for details of external materials to be submitted to ensure the proposal
is in keeping with the surrounding properties.

3.2  It is noted that the proposal will sit between two existing bungalows; however the height of
the dwelling has been kept to a minimum to ensure the dwelling does not dominate the
neighbouring properties and the hipped roof proposed to further reduce the proposal's impact.  It
is considered that the proposed dwelling will not be out of character with the surrounding
properties and will sit comfortably within the plot without resulting in overdevelopment of the site. 

3.3  Whilst it is considered the proposal represents an appropriate scale and design in this
location, the plot is small and any additions to the property could be detrimental in terms of
impact on the streetscene.  Permitted development rights will be restricted to ensure the proposal
remains in keeping with the surrounding streetscene and does not produce an over dominant
dwelling. 

4.0  Amenity

4.1  Concerns have been raised from neighbouring properties and local residents regarding loss
of light to adjoining properties.

4.2  In terms of impact on residential amenity it is considered the proposed dwelling, with the
benefit of existing boundary treatments which are to be retained, would be located at an
acceptable distance away and in line with the neighbouring properties to avoid issues regarding
loss of privacy, loss of light and over-dominance. 
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Planning Permission RECOMMENDATION

 CONDITIONS

5.0  Highway impact

5.1  Norfolk County Council Highways state the roads serving the site (Flowers Lane and Poplar
Road) are not adopted by the Highway Authority and there are no recorded public vehicular rights
over them and therefore raise no objection to the proposal. 

6.0  Unilateral Undertaking and Outdoor Play Space

6.1  Core Strategy Policy DC.11 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 of £1,400 to be secured and therefore the
proposal would be in accordance with Policy DC.11. 

7.0  Other matters

7.1  Concerns have also been raised regarding the existing ditch on site, whether the existing
septic tank can accommodate a further dwelling, and the existing power lines which run across or
within close proximity to the site.

7.2  In regards to the existing ditch this is to be retained and maintained by the applicant. 

7.3  The application states that the proposed dwelling will connect to the existing septic tank;
however concerns have been raised as to whether it has the extra capacity.  A condition will be
imposed for further details to be provided to demonstrate that the septic tank is able to offer
sufficient sustainable drainage to the development without causing nuisance or pollution. If
sufficient sustainable drainage cannot be demonstrated full details of an alternative scheme will
need to be submitted. 

7.4  Concerns have been raised regarding power lines which run across or within close proximity
to the site.  The applicant has stated they will contact UK Power Networks and BT to ensure the
reconnection of lines if required. 

8.0  Conclusion

8.1  For the reasons set out above, the application for the proposed residential dwelling 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, restricting permitted development rights, and drainage.
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TL01
3047
3104
PD05
3920
3946
4000
3996
2000
2014

Time Limit
In accordance with submitted
External materials to be approved
No PD for extensions or roof alterations.
Drainage
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved


