
DC131_new

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

Item
No.

City & West End Property Inves
Gladedale Estates
MG Property Developments
Greatbrisk Ltd
S & J Developments
Mr  Eagle
Godfrey & Hicks Ltd
Mr Jonathon Powley
Mr Tony Rowe
Bennett Homes
Mr P Grange
Bennett Homes
Mr Graham Lond-Caulk
Lark Energy Ltd
Mr & Mrs J Hackett
Miss S Kelly
Black Swan International Ltd

Applicant

DEREHAM
ATTLEBOROUGH
SWAFFHAM
HOCKERING
BANHAM
HOCKERING
CASTON
LYNG
ASHILL
ASHILL
GREAT DUNHAM
ASHILL
GRISTON
KENNINGHALL
GUIST
THOMPSON
DEREHAM

Parish

3PL/2009/0385/O
3PL/2013/1161/O
3PL/2014/0090/F
3PL/2014/0486/O
3PL/2014/0845/F
3PL/2014/0945/O
3PL/2014/1002/F
3PL/2014/1012/F
3PL/2014/1059/F
3PL/2014/1105/D
3PL/2014/1116/F
3PL/2014/1119/O
3PL/2014/1150/F
3PL/2014/1224/F
3PL/2014/1247/F
3PL/2014/1251/F
3PL/2014/1298/F
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DEREHAM
Crane Fruehauf Site
South Green

City & West End Property Investments Lt
c/o agent 

Building Plans Ltd
10 Beech Avenue Taverham

Demolition of existing factory buildings, residential redevelopment with access
roads & landscaping

Outline

3PL/2009/0385/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Obligations 
Highways 
Design
Trees and landscape 
Contaminated land

 KEY ISSUES

The application seeks outline planning permission including access for residential development on
land at South Green in Dereham.  Based on indicative details submitted with the application it is
anticipated that the site would accommodate around 40 dwellings.  An area of public open space
is proposed as part of the development and a new access would be created onto South Green.

The application is supported by a Design and Access Statement, Tree Survey/Arboricultural
Assessment and a Ground Investigation Report.  The application will be subject to a Section 106
Obligation relating to affordable housing, public open space and financial contributions towards
recreation, transport and library facilities.

The application site is located about 700 m to the south of Dereham Town Centre  and extends to
0.9 hectares.  The site was previously used for commercial purposes and is adjoined by
residential development and a retail warehouse park.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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Historic applications relate to previous use by General Trailers and Crane Fruehauf.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.05
CP.09
CP.10
CP.11
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.15
DC.16
DC.19
NPPF

Housing
Developer Obligations
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Renewable Energy
Design
Parking Provision
With particular regard to paragraphs 6-10, 11-16, 17, 22, 47-55, 56-66, 109,
118, 120, 121

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 

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 developer to deliver
site specific open space, connection to utility services (as required by legislation), habitat
protection/mitigation, transport improvements and archaeology.

The proposal would provide an off-site affordable housing contribution of £91,162, education
contributions of £6,956 per house (more than 1 bedroom) and £3,480 per flat (more than 1
bedroom), library contributions of £60 per dwelling.  In addition, Norfolk Fire Services would
require a fire hydrant to be provided which can be secured by way of a suitably worded condition.

Core Strategy Policy DC11 (Open space) requires housing developments of 25 dwellings or
above to include public open space to meet the recreational needs of future residents in
accordance with the NPFA six acre standard.  The proposed on site open space would meet the
children's play space requirement.  Outdoor sports provision would be met by way of financial
contribution towards improvement of off-site facilities.  Given that there are significant areas of
open space nearby, including the Dereham Recreation Ground and taking into account the
physical constraints of the site, it is considered that this approach is reasonable and would

 CIL / OBLIGATIONS
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One letter of objection has been received raising concerns with regard to infrastructure and
highways being already stretched with growing traffic associated with new development; existing
network and one way system cannot cope with volume of traffic; nowhere for new roads to be
constructed; should be retained for commercial use to create jobs

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ARCHITECTURAL LIAISON/CRIME PREVENTION OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

OBLIGATION OFFICER NORFOLK COUNTY COUNCIL    

No objection subject to conditions.

No objection subject to conditions

Concerns raised in relation to the proposed open space and footpath link.

No objection subject to measures to protect a preserved oak tree and landscaping details.

No objections subject to conditions

No objection subject to conditions

Financial Contributions will be required towards education, library and transport facilities.  A fire
hydrant will also need to be provided.

 CONSULTATIONS

DEREHAM T C -   
Object on the grounds that it would wish to see the site remain in commercial use.  If housing
development were to be permitted, the Town Council would wish to see a low density scheme
with more open space.

ASSET MANAGEMENT -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

adequately address the recreational needs of the development.
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1.0  The application is referred to Committee as it is a major application.  The application was
previously considered by the Planning Committee held on 13th June 2009 when it was resolved
to grant planning permission subject to conditions and a Section 106 Agreement relating to
affordable housing, open space and contributions towards recreation, education, libraries and
transport facilities.  However, the Section 106 Obligation was not subsequently signed and
therefore a decision notice could not be issued under the terms previously proposed.  Following
protracted discussions with the applicant, a development viability appraisal was submitted for
consideration in 2014. 

2.0  Principle  

2.1  The site lies within the Settlement Boundary of the town of Dereham and would accord with
national and local planning policy set out in the National Planning Policy Framework and the
Adopted Core Strategy and Development Control Policies Development Plan Document 2009.
The proposal would be compatible with the established character of the area and would provide
for the re-use of previously developed land located within the existing built up area of the town.
The density of development proposed (approx 43 dph) would make efficient use of this brownfield
site and would be appropriate given the location of the site close to the town and the character of
surrounding development.

2.2  It is not considered that a rejection of the proposal could reasonably be sustained on grounds
of loss of employment land.  Although the site has historically been used for commercial
purposes, its potential for new business development is limited by the nature of the road access
and the predominantly residential character of the surrounding area.  The site is not identified as
a general employment area in the Local Development Framework in the Core Strategy Proposals
Map.  In addition, Paragraph 22 of the NPPF states that planning policies should avoid the long
term protection of sites allocated for employment use where there is no reasonable prospect of a
site being used for that purpose and where there is no reasonable prospect of a site being used
for the allocated employed use, applications for alternative uses of land or buildings should be
treated on their merits having regard to market signals and the relative need for different land
uses to support sustainable local communities.    

3.0  Planning Obligations 

3.1  Affordable Housing

3.2  The applicants have submitted a Viability Assessment based on there being no on site
affordable housing provision  The District Valuer has carried out an assessment which finds that
the scheme could support an off site affordable housing contribution of £91,162 which the
applicants have agreed. 

3.3  Contributions are also required in relation to education (£6,956 per multi-bed house and
£3,480 per multi-bed flat) and library provision at £60 per dwelling.  Norfolk Fire Service has
indicated that the proposed development will require 1 fire hydrant and this will be secured by an
appropriately worded condition.  

4.0  Recreational Provision

4.1  Core Strategy Policy DC11 (Open space) requires housing developments of 25 dwellings or

 ASSESSMENT NOTES
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above to include public open space to meet the recreational needs of future residents in
accordance with the NPFA six acre standard.  The proposed on site open space would meet the
children's play space requirement.  Outdoor sports provision would be met by way of financial
contribution towards improvement of off-site facilities.  Given that there are significant areas of
open space nearby, including the Dereham Recreation Ground and taking into account the
physical constraints of the site, it is considered that this approach is reasonable and would
adequately address the recreational needs of the development.  

5.0  Drainage/Flood Risk

5.1  The Environment Agency and the Flood and Water Manager of Norfolk County Council have
been consulted on the proposal.  The comments of the Environment Agency are fundamentally
the same as in 2009.  In summary, the site overlies Principal Aquifer (Upper chalk) with soils of
high leaching potential.  The regional use of groundwater in the area makes the site highly
vulnerable to pollution.  The site is also situated within a Source Protection Zone (SPZ) 3 of their
groundwater protection policy.  This means that the site lies within the total catchment of a
protected groundwater abstraction used for public water supply.  Any contaminants entering
groundwater at the site may contaminate the protected water supply.  The site is therefore
vulnerable to pollution.  The previous uses of the site, cited as a factory, possibly infilled land, and
fuel tanks have the potential to pollute both soils and groundwater.  There is therefore a need for
an assessment of the potential risk to controlled waters at the site.  Conditions are recommended
requiring that no development take place until a remediation strategy has been submitted and
approved; action to be taken should unexpected contamination be found to be present; a scheme
for surface water disposal to be submitted to and approved in writing and that piling or any other
foundation designs and investigation boreholes using penetrative methods shall not be permitted
other than with the express written consent of the Local Planning Authority. 

5.2  The Flood and Water Manager at Norfolk County Council has confirmed that the applicant
has agreed in writing to reinstate a culverted watercourse which crosses the site.  It is understood
that this watercourse was damaged during the clearance of the site and that this has exacerbated
flooding problems to parts of the gardens of nearby houses in Lynn Hill.  Norfolk County Council
is currently awaiting confirmation as to when the works will start.  If the works are not carried out
in a reasonable timescale, it is understood that the County Council intends to use Section 25 of
the Land Drainage Act 1991 to require the reinstatement of the watercourse. In addition, the
County Council has advised the current site owner that they should maintain the open
watercourse on the western boundary of the site in accordance with their riparian responsibilities.
Whilst the clearance of existing watercourses does not have a direct bearing on the determination
of this outline planning application, being covered by other legislation, it is recommended that an
informative note is attached to any permission granted indicating that future proposals for the
layout of the development (which is a reserved matter) must take account of and safeguard the
culverted watercourse.  It is also recommednded that a condition is attached to any permission
requiring detailed proposals for surface water to be agreed to ensure a satisfactory means of
drainage and to minimise the risk of flooding.   

6.0  Highways

6.1  Norfolk County Council Highways raise no objection to the development subject to conditions
that the garage accommodation on the site is provided with minimum internal dimensions of 3 m
x 6 m.; that no works shall commence on site until a detailed scheme for the off-site highway
improvement works, to include the widening of the entire site frontage footway to 2 m has been
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submitted to and approved in writing by the Local Planning Authority in consultation with the
Highway Authority and that the off-site highway improvements works are completed to the written
satisfaction of the Local Planning Authority.

7.0  Local Character/Amenity 

7.1  The indicative layout submitted is considered to be generally well-conceived, and
demonstrates that the site could be developed in a way that would reflect the character of
surrounding development and minimise the impact on the amenities of neighbouring properties.
The proposed layout would also provide for the retention of important trees.  Revisions have been
made to the position of the proposed site access to protect an adjacent oak tree.  A landscaped
buffer would be provided to screen adjacent commercial development.  This buffer, together with
proposed open space and garden areas, would help to mitigate the potential impact of noise on
proposed dwellings.  

8.0  Other Matters

8.1  Some concerns have been raised locally about the impact of traffic generated by the
development on local roads.  The Highway Authority has raised no objection to the application on
these grounds.  Given the previous commercial use of the site, it is not considered that the traffic
likely to be generated by the proposed housing development would adversely affect the
surrounding road network.  

8.2  In relation to security matters, it is accepted, as suggested by Norfolk Police, that the
proposed open space should be overlooked and should be designed/equipped to minimise
disturbance to neighbours.  The submitted indicative layout and design and access statement
make appropriate provisions in this respect.  Whilst the concerns of the Police relating to the
proposed new footpath link are acknowledged, it is considered that the benefits of the improved
accessibility and permeability outweigh these concerns in this instance. 

8.3  Core Strategy Policy DC14 (Energy Generation and Efficiency) requires all new residential
development above 10 units to supply at least 10% of the energy they require through on-site
and/or decentralised renewable sources.  The sources that are used should be appropriate to the
location of the development and may include, for example, such technologies as wind, biomass
or photovoltaics.  This can be secured by way of a suitably worded condition should planning
permission be granted.  

9.0  Conclusion

9.1  The site is considered suitable in principle for residential development.  The development
would provide for the re-use of brownfield land within the built up area of the town, close to
existing facilities and services, and would accord with planning policies which permit new housing
where this would promote mixed and sustainable communities.  A contribution would be provided
towards affordable housing provision.  The proposed indicative layout and design and access
statement would provide an appropriate framework for the development of detailed proposals for
the site.  It is not considered that the loss of this commercial site to housing would compromise
the Council's employment land strategy.  
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Outline Planning Permission

TL06
A
TL06
B
3060
3047
3250
3140
3414
3549
3700
3702
3704
3750
3750
HA23
HA39
A
HA39
B
3949
3946

Outline permission -time limit

Outline - time limits for implementation

Standard outline landscaping condition
In accordance with submitted
In accordance with D&A Statement and indicative layout plan
Prior approval of slab level
Fencing protection for existing trees
No permanent external lighting without prior agreement
Details of roads, footways etc.
Engineering works to specification of LPA
Roads & footways to dwellings - construction
Highways condition - visibility splay
Vehicular and pedestrian access limited to access shown
Garages- size and retention for parked vehicles
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination

 RECOMMENDATION

 CONDITIONS

  
9.2  The recreational needs of the development would be addressed satisfactorily by the
provision of on-site children's play space and by a financial contribution towards the
provision/improvement of off-site outdoor sports facilities.  In the interests of public safety, a high
level of casual surveillance would be provided by houses adjacent to the proposed public open
space and footpath link.  Existing important trees would be retained as part of the development.
The surrounding road network is considered to be adequate to cater for traffic generated by the
development and the site enjoys good pedestrian links to the surrounding area.  Drainage and
pollution issues can be satisfactorily addressed by conditions.   

9.3  It is therefore recommended that outline planning permission is granted subject to conditions
and a Section 106 Agreement to secure contributions towards off-site affordable housing
provision, education and library provision and recreational contribution.  The affordable housing
contribution should be subject to a review mechanism.

9.4  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.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

3802
3920
3920
3920
3860
3920
3920
3920
4000
3996
9850
2000
2014
3994

Precise details of surface water disposal
Remediation Strategy
Surface wtaer drainage scheme
Piling not permitted
No infiltration of surface water drainage into ground
Construction Method Statement to be submitted
Provision of Fire Hydrants
10% of energy to be provided through renewable sources
Variation of approved plans
Note - Discharge of Conditions
Section 106 Note
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
Note: Culverted watercourse
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ATTLEBOROUGH
Land north of Norwich Road

Gladedale Estates
c/o Agent 

Armstrong Rigg Planning
The Exchange Colworth Science Park

Residential development up to 350dwellings, associated access, footpaths, cycle
path, open space and landscaping

Outline

3PL/2013/1161/O

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

It is noted that there has been a significant amount of objection to the proposal from local
residents raising a number of issues. Besthorpe Parish Council also objects to the development of
the site. Taking these comments into account, the main issues that need to be considered are:

Development plan and material considerations
Principle of development and deliverability
Access & highway impact
Landscaping & Ecology
Impact on the landscape character and appearance of the area
Amenity
Drainage & flood risk
Noise
Infrastructure and planning obligations
Affordable housing, viability and deliverability
Archaeology

 KEY ISSUES

This is an outline planning application for up to 350 dwellings and associated works, comprising
the following:

* Residential Development of the site, comprising a total of 350 dwellings of which 20% (70)
would be affordable
* A developable area of 12.2 ha (development density of 29 dwellings per hectare)
* Vehicular access off Norwich Road
* A Multi Use Games Area (MUGA)
* Two Local Equipped Areas of Play (LEAP)

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox

No Allocation
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* A Local Area of Play (LAP)
* Open Space

The Masterplan drawing submitted with the application indicates that the following can be
provided:

* 4 hectares of public sports pitches
* 1.76 hectares of playing fields for use by the school
* 0.72 hectares for use as a Cemetery
* 0.57 hectares for use as allotments

The application seeks to establish the general principles of development on the site and the
delivery of uses. It provides maximum flexibility for detailed schemes to come forward
subsequently under reserved matters applications. The applicant has stated that approval is
sought only for the general apportionment of land uses, the means of access from Norwich Road
and the flood mitigation and surface water drainage details to demonstrate that development on
the site is deliverable. All other matters are shown indicatively.

Eight development parcels are shown indicatively which could come forward for residential
development independently or in linked phases with greater flexibility. A phasing plan has been
submitted indicating 2 phases of development, with the first phase of development being the
western half of the developable area. Full details of the layout, scale and appearance of the
dwellings and the full landscaping of the scheme are not submitted for approval at this stage and
will be agreed subsequently as reserved matters applications. However, indicative design codes
are provided for each parcel which illustrate that the total of 350 dwellings can be provided across
the site in an appropriate mix of units. An indicative landscaping strategy is also submitted with
the application which details the provision of a high quality landscaped environment which seeks
to maintain and enhance the wider setting of the site. 

The application has been submitted with the following accompanying information:

* Planning statement
* Statement of Community Involvement
* Flood Risk Assessment
* Design & Access Statement
* Indicative site layout
* Landscape Layout
* Phase 1 Habitat Survey
* Bat Survey
* Reptile Survey
* Arboricultural Constraints Report
* Tree Constraints Report
* Transport Assessment
* Noise Report

The application site comprises approximately 22.53 ha (56 acres) of pasture/grazing land located
north of Norwich Road on the north east side of Attleborough. The site occupies a position north

 SITE AND LOCATION
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east of the town centre, bounded by the A11 dual carriageway. The centre of the site lies
approximately 1 km from the town centre, with walking distance of approximately 15-20 min. The
A11 runs on top of a raised embankment along the northern edge of the site. In terms of
topography, the site inclines approximately 3m up from the northern boundary towards Norwich
Road along the south boundary.

To the north, the site is bounded by the A11, a major trunk road which links Attleborough with
Thetford, Norwich and Cambridge. To the south, the site is bounded by the Norwich Road
(B1077), a 40mph road which forms the main access into the town from the east. Norwich Road
features houses of a mix of ages and architectural styles, generally detached in form and
informally positioned back from the road frontage. Breckland Auto Services garage is the only
immediate neighbour of the site, located to the east.

Beyond the A11 to the north is mainly agricultural land and parkland associated with the Grade II*
listed Attleborough Hall. The Hall is accessed via a private drive from Norwich Road which bisects
the application site. To the south west of the site there is further housing and an area of land
containing allotments, a cemetery and playing fields associated with Attleborough High School.

The application site was originally part of the tributary farmland to the north of the town. However
to the south of the A11 the landscape has a more disturbed character due to the road corridor,
recent widening works and the recently implemented attenuation scheme. Norwich Road is one of
the principal gateways into Attleborough.

Some parts of the site, mainly in the western section and a small area to the north east of the site
are prone to flooding, (being within Flood Zones 2/3). These areas are taken account of in the
proposed development.

The site is wholly outside, but adjacent to, the Settlement Boundary. The market town of
Attleborough is identified in the adopted Core Strategy as a major focus for employment and
growth.

The application site has not been the subject of any previous applications for planning
permission. It has however, been promoted for residential development over a number of years.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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
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 CONSULTATIONS

CP.10
CP.11
CP.13
CP.14
DC.01
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
With particular regard to paras. 7, 8, 14, 47, 49, 118, 128, Para. 9 Technical
Guide

ATTLEBOROUGH TC -   
No Objection

Attleborough Town Council would like included into the plan that security fencing be considered
for the existing business on site and that any S106 money be directly linked to issues in
Attleborough and is invested in Attleborough projects especially the school.

Any permission granted would be subject to a S106 legal agreement. This would require the
following obligations:

   Education contribution - £1,793,332
      Nursery provision: £197,948
      Infant School: £224,550
      Junior School: £299,430
      High School:  £1,071,404

Library contribution - A development of 350 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology. This contribution (£243 per dwelling) will be aggregated with contributions from other
development to build an extension at Attleborough library.  If the extension does not proceed or
the contribution from this development is not required towards an extension we will require a fall
back contribution of £60 per dwelling for use towards library stock and equipment and ICT
provision at Attleborough library.

It has been calculated that a development of this scale would require a total contribution of
£85,050 (i.e. £243 per dwelling).

Provision of 20% affordable dwellings, with clawback provision following future submission of a
viability appraisal.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

No objection, subject to appropriate conditions.  

The development is located partly within the IDB District, and surface water runoff from the
development will be discharged to the IDB maintained watercourses (Besthorpe Stream and
Attleborough Stream).

I provided comments to Cannon Consulting Engineers on 14 October 2013 based on their FRA
report dated August 2013. I have now reviewed the updated report dated December 2013 and
provide my responses below.

The FRA report does not provide sufficient information on the proposed surface water drainage
scheme to demonstrate that the drainage is achievable and will not result in flooding. I appreciate
that this is an outline application but information is required to demonstrate that this scheme is
viable and can be taken forward to a detailed design. This is a critical site in terms of flood risk in
close proximity to the main Attleborough watercourse. 

The Board are very concerned that failure of the surface water drainage system will result in
increased runoff to the Boards watercourse, and increase in off-site flood risk.

Areas E and F appear to be immediately adjacent to the Boards watercourse and encroach on
the Boards 9m maintenance zone, this is unacceptable.

Mill Lane Stream is riparian owned, the Board are concerned about the long term ownership and
maintenance of this stream. Information is required to demonstrate proposals for this stream.

Based on the above comments the Board have insufficient information to properly the proposed
drainage system and consequently OBJECT to the application. The Board will consider
withdrawal of this objection once adequate information is provided to fully assess the proposals.

BESTHORPE P C -   
Besthorpe PC is not in favour of this application.  
 
We presume the applicant is aware that the site is a former lake. It has flooded badly several
times within local memory. Although this has been alleviated by the additional drainage created
when the dual carriageway was built, it remains a problem that should not be underestimated.  
 
We also believe the site is unsuitable on traffic grounds. Whilst it's true that Norwich-bound traffic
from it will not need to go through the town, the same cannot be said of traffic heading in the
three other directions towards Thetford, Cambridge and London, towards Diss or towards
Hingham and Watton. 
 
In addition, as has been demonstrated many times locally, the town's infrastructure is
overstretched already and couldn't cope with a new estate of this size at the moment. Whilst we
appreciate the applicant's haste to pre-empt the Attleborough Neighbourhood Plan, which will
take account of the infrastructure needs, this application is not in the best interests of the town at
present. 
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HIGHWAYS AGENCY    

HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

SPORT ENGLAND EASTERN REGION    

NORFOLK COUNTY COUNCIL HIGHWAYS    

It should be noted that the applicant will need to apply to the Board for formal consent to the
surface water discharges to the watercourses. A commuted sum will be payable to the Board.

No objection

We have now received the full reports on both the geophysical survey and earthworks survey at
the above site. Although the possible Roman road was not revealed by the earthworks survey a
corresponding linear feature was identified in the earth resistance survey along with other
anomalies of probable archaeological origin. The majority of these features were identified in the
eastern part of the proposed development site and targeted trial trenching is required in this area
to fully understand the significance of these heritage assets prior to the determination of the
planning application. A brief for this predetermination trial trenching is attached. 
 
Geophysical survey anomalies relating to known and possible heritage assets were also present
in other areas of the proposed development site. Trial trenching will also be required in those
areas of the site but that phase of work, and any subsequent archaeological mitigation at the site,
can be carried out as a condition of planning permission if granted

No objection.

None received.

Support, subject to appropriate conditions

The proposal, which includes up to 350 new dwellings, makes generous provision for new spaces
for outdoor sport, including 1.76 hectares for an extension to the playing fields at Attleborough
High School, and 4.02 hectares of 'public sports pitches' (though by my calculation only 3.1
hectares would be used for sports pitches, with the additional 0.9 hectare being public open
space).

By providing new pitches that could (a) meet the needs of the new residents and potential
increase in school numbers at Attleborough High School and (b) help address potential existing
playing pitch deficiencies in the area, the proposal would meet objective 3, and therefore Sport
England supports this application in principle.

No objection subject to conditions and the provision of off-site highway works.
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ECONOMIC AND STRATEGY OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

No objection, subject to the following planning obligations:-
Education contribution - £1,793,332
Nursery provision: £197,948
Infant School: £224,550
Junior School: £299,430
High School:  £1,071,404

Library contribution - A development of 350 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology. This contribution (£243 per dwelling) will be aggregated with contributions from other
development to build an extension at Attleborough library.  If the extension does not proceed or
the contribution from this development is not required towards an extension we will require a fall
back contribution of £60 per dwelling for use towards library stock and equipment and ICT
provision at Attleborough library.

It has been calculated that a development of this scale would require a total contribution of
£85,050 (i.e. £243 per dwelling).

Any application should take into account the more important trees identified within the supplied
arboricultural survey.  The above ground constraints (canopy spread)and below ground (Root
protection areas)must be taken into account. It will be neccessary to supply an Arboricultural
Impact Assessment, Tree Protection Plan and Arboricultural Method statement which must be in
accordance with BS5837:2012.

Original Plans

Overall, the key consideration for this proposal would be achieving the right balance between
further housing provision to meet the 5 year housing land supply and the sensitive landscape to
the north of the town. 

The proposal presents significant contribution to Breckland¿s housing land supply and I do not
wish to put a blanket objection to the development at this stage. However, the scheme in its
current form is considered to have significant negative impacts to the setting of the sensitive
landscape. Whilst the provision of open space and play space is welcomed, I felt the mass of
current proposal to the east of Attleborough Hall access road is a main concern. 

The triangular area towards the A11 slip road is more rural in character and forms one of the key
gateways to Attenborough. In addition, this section of the proposed development is located within
Flood Zone 3a, where development of this nature is considered inappropriate. Therefore I do not
consider it is appropriate to extend development to parcels of land marked G and H (as indicated
in the Design and Access Statement). 

The indicative layout shows that some development areas (parcel A & F) are located very close
to the embankment of A11 corridor where excessive noise might be a significant issue. 

Therefore, overall this development is not acceptable in its current form. However, there is
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HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

potential that a revised scheme with significantly reduced scale might be acceptable providing the
sensitivity of landscape, noise and other major issues are addressed and reflected in design.

Amended plans

None receieved.

The application will be required to provide 40% of the dwellings towards affordable housing as
per Core Strategy Policy DC4.  
Discussion regarding the phased nature of the development has taken place and it was agreed
that in order to best meet the affordable housing needs of the time, the size and tenure of the
dwellings can be left to the detailed phase. This however is subject to this being adequately
secured through a S106 agreement. Scheme viabilty, although mentioned to be assessed at
detailed stage may be required for the overall outline scheme to give both the developer and
Council some certainty as to the scheme's deliverability. 
Attleborough has a considerable need for affordable housing currently with 338 households on
the Council's housing register requiring Affordable housing in the Town. Based on today's need,
the we would expect to see a higher proportion of smaller dwellings, prefereably 1 or 2 bed
dwellings.  
We will expect the affordable dwellings to be managed by a Register Provider and let to those
from the Council's Housing Register. Details of how this shall be achieve will be required as part
of the S106 legal agreement. Details as to the intermediate affordable housing models will also
be required as part of the S106 and further discussion shall be required at a later stage. 
All affordable dwellings will be required to meet a minimum of the Homes and Communities
Agency Housing Quality Indicator design standards and be built to at least code for sustainable
homes level 3.

No objection, subject to conditions.

Recommend approval providing the development proceeds in line with the application details and
subject to the following conditions to alleviate environmental concerns.   
 
The site is bordered by the nearby A11 trunk road, busy Norwich Road and an existing car
garage all of which produce noise likely to affect the proposed new housing development to a
greater or lesser degree. The environmental noise assessment identifies high noise levels across
the site, the majority of which exceed the World Health Organisation guidelines for community
noise. It is noted that the proposed dwellings can be designed with windows and ventilation trickle
vents which will control noise levels to an acceptable standard inside the housing, however noise
levels are still likely to be high if windows are opened or new occupants wish to use gardens or
other community areas. 
In this respect, if the proposal is acceptable, I would be looking for the site to be fully assessed
for the noise impact from the A11 trunk road, Norwich Road and the existing car garage and a
detailed noise mitigation plan / schedule provided to protect future occupants of the proposed
housing both inside and outside the new dwellings. This should include planning of internal rooms
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Thirteen letters of objection have been received from local residents raising the following main
points of concern:

- lack of infrastructure for additional housing
- flood risk
- will cause additional road congestion
- school needs additional facilities not land
- 350 additional houses will overwhelm the town
- Should not be building on land prone to flooding
- Existing garage site needs to be protected in terms of security and future amenity
- Loss of green space at entrance to the town.

 REPRESENTATIONS

1.0  This application is before Planning cCmmittee as it is a major application, contrary to policy
and of significant local interest.

2.0  Development plan and material considerations
 
2.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD. Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.

2.2  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), where development is heavily restricted. 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 5-year
housing supply within Breckland district carries significant weight in the consideration of the

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

such as living and bedrooms so that they are orientated away from noise sources as far as
possible, and attenuation measures are introduced to limit noise from affecting residents when
using their gardens and outside community areas.   

Whilst there is no objection to the proposed development in principle, the information provided at
this stage is indicative only, and due to the lack of information provided, the development is not
supported as it currently stands. It is acknowledged that protected species surveys have been
undertaken (albeit one of which was at the very end of the respective survey season) to inform
the outline planning application, but there remains insufficient detail pertaining to the potential
impacts upon the biodiversity (i.e. fauna and flora species and habitats) present at the site. 
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application.

2.3  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) state 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 considered in the
context of the presumption in favour of sustainable development. This means that permission
should be granted unless any adverse impacts of so ding would significantly and demonstrably
outweigh the benefits.

3.0  Principle of development and deliverability

3.1  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. 

3.2  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 required.

3.3  In terms of economic and social sustainability, the Core Strategy has identified Attleborough
as having potential for substantial growth, harnessing economic expansion along the A11 corridor
between Cambridge, Thetford and Norwich and providing the necessary balance of housing to
support the enhancement of the Snetterton Heath employment site. It has had the most active
commercial market outside Thetford and Dereham in recent years and it also has access to main
line rail connections. It has a range of services and is able to serve the day to day needs of local
residents. There is spare capacity at the local high school and potential for further expansion. The
town is allocated to provide in the region of 4000 new homes south of the A11.

3.4  In terms of location there can be little argument that the site is sustainable; however this is
subject to the environmental impacts of the proposal being acceptable when balanced against the
benefits. Although the NPPF's presumption in favour of sustainable development applies, to
constitute sustainable development, the scheme needs to be acceptable in terms of highway
access, impact on highway infrastructure, flood risk, landscape character and ecological impact.
These issues are considered later in this report.

3.5  Although the site is not an allocated site for development, the findings of the Council's most
recent Strategic Housing Land Availability Assessment (2011) notes that it is a deliverable site
between 2016 and 2021 for 347 units having regard to the flood constraints. 

3.6  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable,
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which is defined as being available now, suitable in terms of location, and be achievable in
respect of housing being developed on the site within the next five years. The applicant has
indicated that the site is available now, suitable and capable of delivering units now as part of a
viable scheme and without the need for planned infrastructure and the scheme will provide a
demonstrable benefit in contributing to the Council's housing land supply. The issue of viability is
discussed later in this report.

4.0  Access & highway impact

4.1  This outline application provides full details for approval of the access from Norwich Road
with four new roads, three comprising main feeder roads (adopted), 6m in width with 1.8m wide
footpaths meeting the relevant design requirements. One road to the west is shown as an access
road only at 4.8m wide with the potential to be increased in width to serve the open space land to
the west if required.

4.2  The development will also provide for the signalisation of the Church Street/Besthorpe
Road/Norwich Road/Surrogate Street junction in the Town Centre. This would significantly
improve walking and cycling links between not only the development and the town centre but also
between the town centre and both the High School and Junior School. It has been agreed that
the signalisation will be completed prior to the occupation of the 250th dwelling. This can be
secured by way of condition to any approval. A Travel Plan will also be prepared (funded by the
developer).

4.3  NCC Highways have been consulted on the proposal and raise no objection, subject to the
securing of the above off-site highway works and the extension of the 30mph speed limit along
the site frontage by way of a S106 legal agreement and suitable conditions.

4.4  The application is therefore considered to accord with paragraph 32 of the NPPF, which
states that, 'development should only be refused on transport grounds, where the residual
cumulative impacts of development are severe'. 

5.0  Landscaping & Ecology

5.1  Both Core Strategy Policy CP10 and the NPPF require that development should contribute to
a net gain in biodiversity with an emphasis on improving ecological networks and linkages where
possible. Furthermore, in order to accord with Section 40 of the 2006 Natural Environment &
Rural Communities (NERC) Act, paragraph 118 of the 2012 National Planning Policy Framework
(NPPF) and policies CP6, CP8, CP10 and CP11 and of the Core Strategy proposals must
demonstrate that the existing natural features would be conserved in a way that guarantees their
long-term viability.

5.2  The site currently consists of grazed agricultural land that is bounded by drainage ditches,
hedgerows, standing deadwood and a mix of semi-mature, mature and over mature trees. There
are scattered trees present across the site and some of the trees present are ivy-clad. Many of
the trees have a Tree Preservation Order (TPO) and eighteen of the trees are assessed as being
veteran trees. There is also one pond located within the site boundary and another five ponds
located within 500 metres (m) of the site.
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5.3  The application is accompanied by a Phase 1 Habitat Survey of the site. The Survey found
that the development would have no adverse impact on statutory or non-statutory wildlife or
conservation sites. It concludes that the site is of moderate ecological value with habitats which
could have the potential to support reptiles and bats and as such further surveys were undertaken
in this respect. As a consequence a Bat Survey Report also accompanies the application which
confirms that roosting bats were recorded using one of the mature standard trees within the site
which also has the potential as a roost. It was also identified that mature oak trees within the site
have high potential for roosting bats at any time of year and that foraging and commuting bats
were recorded regularly throughout the site.

5.4  The Report concludes that site could be enhanced for bats, post-development by the
installation of bat boxes and comments that the proposed layout includes a sensitive landscape
scheme, including ponds, native tree, shrub and wildflower planting which would attract insects
and would provide foraging opportunities for bats.

5.5  However, as the landscaping and ecology proposals for this site are only indicative at this
stage, it is not possible to conclude that the scheme will enhance the biodiversity of the existing
habitat through the creation of long term sustainable development.

5.6  The Phase 1 Habitat Survey provides a number of key recommendation and precautionary
measures. These include the provision of bat and bird boxes, reptile hibernacula to the western
end of the site, the provision of a sensitive landscaping scheme with further planting to provide
wildlife corridors and linkages and the creation of ponds to enhance the site for invertebrates,
amphibians, reptiles and bats.

5.7  In conclusion, it is considered that whilst there are no overriding constraints to the
development of the site in terms of ecology, and that the proposed development has the ability to
enhance biodiversity. In order to provide a net gain in biodiversity and to accord with the
requirements of the NPPF and Core Strategy Policy CP10, a suitably worded condition will need
to be applied to any outline permission, requiring the submission and approval of a detailed
landscaping and biodiversity enhancement scheme before the granting of any reserved matters
submissions. 

5.8  Natural England also has no objection to the scheme, which, subject to the submission of a
detailed scheme of landscaping / ecological mitigation measures by way of condition, is
considered to accord with the Core Strategy policy CP10 and the relevant requirements of the
NPPF.

6.0  Impact on the landscape character and appearance of the area

6.1  One of the core planning principles listed in the NPPF is that planning should take account of
the different role and character of different areas, and this includes recognising the intrinsic
character and beauty of the countryside and supporting thriving rural communities within it
(paragraph 17).

6.2  Furthermore, Policy CP11 of the Core Strategy seeks to ensure that the landscape of the
District will be protected for the sake of its own intrinsic beauty and its benefit to the rural
character. Development within the District is also expected to be of the highest design quality in
terms of both architecture and landscape. It should have regard to good practice in urban design
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and fully consider the context within which it sits. It should embrace opportunities to enhance the
character and appearance of an area and contribute to creating a sense of local distinctiveness.

6.3  Clearly, the proposal would represent a significant change in the nature and appearance of
the land and the assessment to be made is whether the impact on the land would be significantly
harmful to the local area.

6.4  The 'Breckland Settlement Fringe Landscape Assessment (July 2007)' identifies a clear
distinction between the landscape quality of land to the north of the A11 and that to the south.
The Assessment concludes that sensitivity to change to the landscape around Attleborough is
judged to be 'overall moderate', which reflects the higher sensitivity of the more intact landscape
to the north of the A11 and the lower (moderate-low) sensitivity of the landscape inside the A11.
It is considered therefore that the landscape of which the site forms part of is not of high quality or
particularly sensitive to change. Whilst the scheme would result in some local harm due to the
loss of the present open aspect of the site, the proposals would not intrude to a significant extent
into open countryside given the enclosure of the site by housing to the south and the A11 to the
north, and would not adversely affect the wider landscape.

6.5  The submitted masterplan provides a realistic indication of the scheme that is likely to come
forward and establishes the general principles of how the site will be developed. The residential
development would be set within a high quality landscaped environment with road and footpath
linkages which seeks to maintain and enhance the wider setting of the site. The proposed density
would be 28.5dph which is considered appropriate for a settlement edge development, given its
context, and is in accordance with Core Strategy Policy DC2.

6.6  Whilst the presence of the Grade II* listed Attleborough Hall, some 500m to the north, is
acknowledged, due to the presence of the A11 road and dense landscaping, the building does
not have any inter-visibility with the site and the development would not adversely affect its
setting. Therefore there is considered to be no overriding heritage constraints which would
preclude development on the site in accordance with Core Strategy Policy DC17. The setting of
the Listed Building would be preserved as required by Section 66 of the Town & Country (Listed
Building & Conservation Areas) Act 1990.

6.7  The indicative housing parcel layout and landscaping strategy submitted with the application
indicates that a suitable scheme can be achieved that takes account of its context and resulting in
a development that will be compliant with the requirements of Core Strategy Policy CP11.

6.8  It is concluded that, subject to the submission of detailed plans in respect of elevation
treatments, landscaping, design and layout, the proposal would not harm the wider landscape
character or the visual amenities of the area. A subsequent detailed scheme is capable of being
implemented in accordance with the Core Strategy and the NPPF.  

7.0  Amenity

7.1  The direct impact on the amenity of local residents is limited as none of the proposed
housing would directly adjoin existing residential development. 

7.2  There will be a moderate degree of harm to the amenities of local residents due to increased
traffic on Norwich Road, as well as a reduction in the general landscape outlook enjoyed by
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existing residents. However, these impacts would not cause significant harm such that refusal of
the proposal would be justified.

7.3  The impact on the existing commercial garage to which the development will eventually
adjoin on three sides has been taken into account, with a view to maintaining suitable buffer
space around the premises. The presence of dwellings within relatively close proximity to the
business will increase security in terms of additional surveillance where at present there is none.
The buffer zones around the premises, comprises of landscaping and roads, will also minimise
any risk of complaints from occupiers of the new dwellings, having regard to any noise generated
from the business.

7.4  Any subsequent reserved matters scheme is capable of according with Policy DC1 of the
Core Strategy.

8.0  Drainage and flood risk

8.1  The Flood Risk Assessment submitted with the application identifies that the site is shown on
the Environment Agency Flood Map as being partly within Flood Zones 3 and 2 (the high and
medium probability areas respectively). The extent of flooding on the site has however been
defined in more detail with a site specific flood model.

8.2  The model proposes to undertake some relatively limited cut and fill works in order to realign
the 1 in 100 climate change adjusted annual probability flood outline in order to allow the
proposed residential development to be placed outside of the flood zones. Two areas of cut and
fill are proposed in the eastern and western part of the site in order to provide a net gain in
potential floodplain storage. In terms of surface water management, the Flood Risk Assessment
notes that on-site infiltration testing revealed relatively low rates and as such it is proposed to
manage surface water runoff with a combined infiltration and positive outfall system. This
comprises crated storage facilities, basins and swales with unlined bases and restricted outfalls to
adjacent watercourses/ditches. The masterplan indicates the provision of five main facilities,
which are sized to manage the 1 in 100 annual probability storm inclusive of the requisite 30%
allowance for climate change.

8.3  The Flood Risk Assessment accompanying the application has been considered by the
Environment Agency. It has no objection to the proposed development subject to the planning
conditions dealing with surface water run-off and foul water drainage being appended to any
subsequent planning permission. Without these conditions, the proposed development on this
site poses an unacceptable risk to the environment.

8.4  Subject to the above conditions, the application can be undertaken in a sustainable manner
without increasing the flood risk to the proposed development, and in accordance with paragraph
9 of the Technical Guide to the NPPF and Core Strategy Policy DC13.

9.0  Noise

9.1  A noise survey accompanies the application which confirms that the existing boundary
treatments and a proposed 32 to 35m buffer between the A11 and the housing parcels is such
that future development on the site would not be adversely affected by noise. The Council's
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Environmental Protection Officer has assessed the survey and proposed mitigation, and concurs
with its findings and conclusions, subject to the imposition of a condition requiring a scheme for
protecting the proposed housing estate from noise from traffic passing along the A11 and
Norwich Road and from the operation of the garage to be submitted and agreed prior to
commencement. 

9.2  Subject to the above condition, the application accords with Core Strategy Policy DC1.

10.0  Affordable Housing, viability & deliverability

10.1  Core Strategy Policy DC4 requires that to meet District housing needs the Council will
require 40% of the total number of housing units to be provided and maintained as affordable
housing on all qualifying sites.

10.2  The applicant is offering 20% affordable housing and is willing to enter into a S106 legal
agreement to secure its provision. On this basis the application does not accord with the
requirements of Core Strategy policy DC4. However, the applicant has submitted a Viability
Appraisal and this has been assessed by the District Valuer. The DV agrees with the findings of
the report that in order for the scheme to be viable, taking into account the site constraints and
significant S106 obligations totalling £2,125,962, the delivery of 40% affordable housing would
render the scheme unviable. A scheme delivering 20% affordable housing, results in a
developer's profit of 17.5% and is considered viable.

10.3  Footnote 11 to paragraph 47 of the NPPF states that to be considered deliverable, sites
should be available now, offer a suitable location for development now, and be achievable with a
realistic prospect that housing will be delivered on the site within five years and in particular that
development of the site is viable. Whilst the application is considered to accord with this aspect of
the NPPF, Members will need to take a view as to whether or not a reduction in the level of
affordable housing on site is acceptable, having regard to the acknowledged lack of housing land
supply.

11.0  Archaeology

11.1  A Heritage Statement was submitted with the application. However it did not meet the
requirements of the brief required by Norfolk Historical Environmental Services (Norfolk HES),
and failed to provide an adequate assessment of the heritage assets present at the site. The
results of a trial trenching evaluation were therefore requested to be submitted prior to the
determination of the application (in accordance with NPPF para. 128). 

11.2  Full reports on both the geophysical survey and earthworks survey at the site have now
been submitted. Although the possible Roman road was not revealed by the earthworks survey a
corresponding linear feature was identified in the earth resistance survey along with other
anomalies of probable archaeological origin. The majority of these features were identified in the
eastern part of the proposed development site and targeted trial trenching is required in this area
to fully understand the significance of these heritage assets prior to the determination of the
planning application. Geophysical survey anomalies relating to known and possible heritage
assets were also present in other areas of the proposed development site. Trial trenching will also
be required in those areas of the site but that phase of work, and any subsequent archaeological
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mitigation at the site, can be carried out as a condition of planning permission if granted.

11.3  In order to deal with the above outstanding issues, it is suggested that any approval of the
application be subject to no adverse comments being received from Norfolk HES following the
submission of results from trial trenching in the eastern part of the site. Trial trenching can be
required by condition for the remaining parts of the site as required by Norfolk HES.

11.4  Subject to the above, the application is capable of according with paragraphs 128 and 141
of the NPPF and Policy DC17 of the Core Strategy.

12.0  Other matters

12.1  The comments raised by Attleborough Town Council, Besthorpe Parish Council, and local
residents have been taken into account in the consideration of the application where applicable.

12.2  The comments of East Harling IDB are noted, however no objection to the overall drainage
strategy has been received from the Environment Agency.  Final details of surface water
drainage shall be required by condition and the applicants are aware of the need to obtain IDB
board consent prior to discharge.

13.0  Conclusion

13.1  It is accepted that there is not a five year supply of sites within Breckland District. The
National Planning Policy Framework (NPPF) is clear and explicit that in such circumstances Local
Planning Authorities should consider favourably sustainable development that would address that
deficit provided that any adverse impacts of so doing would significantly and demonstrably
outweigh the benefits.  The lack of a five year supply and the requirements of the NPPF are a
very strong material consideration in favour of this application.

13.2  The benefits of the development can be summarised as follows:

- the proposal will provide a significant number of new dwellings that will contribute towards the
Council's five-year housing land supply. 
- Subject to viability, 20% of the dwellings would be affordable
- Job creation during construction phase
- Enhanced local expenditure
- New Homes Bonus
- Net gain in biodiversity (subject to conditions)
- The scheme will provide a significant amount of open play space (covering 38% of the total site
area) significantly over and above policy requirements to the benefit of the site itself and the
wider needs of Attleborough

13.3  However, balanced against this are a number of harmful impacts, these can be summarised
as follows:

- a degree of detrimental landscape impact having regard to the loss of existing green fields
- increase in the level of traffic on the local highway network
- additional pressure on local infrastructure.
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Outline Planning Permission

3005
3058
3046
3056
3054
3060
3106
3140
3310
3380
3385
3395

Outline Time Limit (3 years)
Standard Outline Condition
In accordance with submitted
Submission of Design Code
In accordance with indicative scheme
Standard outline landscaping condition
External materials and samples to be approved
Prior approval of slab level
No alterations to lose garage
Archaeological work to be agreed
Archaeological condition
Non standard archaeological condition

 RECOMMENDATION

 CONDITIONS

13.4  The site is located in a sustainable location, within walking distance of schools and a wide
range of local services. The pedestrian, cycle and vehicular traffic likely to arise from the scheme
can be accommodated on the local highway network. 

13.5  The proposal will bring with it significant financial contributions towards enhanced education
facilities, as will as providing the option for additional land for the school adjoining the site. Off-
site highway works will help to mitigate for the highway impact of the development. 

13.6  However, there will be an inevitable change to the rural setting of the town due to the loss of
the present open aspect of the site to the site. However, it is not within an area of recognised
landscape quality and is well enclosed by existing residential development and the A11 and as
such would not intrude to a significant extent into open countryside.

13.7  For the reasons set out in this report, and summarised above, it is considered that the
adverse effects of the proposal would not significantly and demonstrably outweigh its benefits,
and that overall the development is sustainable.

14.0  RECOMMENDATION

14.1  The application is recommended for approval, subject to the completion of a S106 legal
agreement, conditions, and subject to no adverse comments being received from Norfolk HES
following the submission of results from trial trenching in the eastern part of the site.

14.2  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 any resolution to approve by members 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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3402
3028
3028
3028
3028
3028
HA50
HA01
HA02
HA03
A
HA03
B
HA05
HA28
HA30
A
HA30
B
HA39
A
HA39
B
HA40
HA43
A
HA43
B
3028
3150
3385

Boundary screening to be agreed
Noise protection
Surface water drainage
Surface water drianage management
Non-standard temporary building time limit
Foul water drainage
Maintenance of streets
Standard estate road conditions
Standard estate road condition
Road Surfacing

Standard estate road condition

Standard outline highways condition
Construction traffic (parking)
Wheel washing facilities- temporary for construction vehicle

Wheel washing facilities- temporary for construction vehicle

Highway improvements-offsite A

Highway improvements off-site B

Traffic regulation orders
Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Sports pitches
Ecology
Archaeological condition
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3

SWAFFHAM
7A Whitsands Road

MG Property Developments
Northwold Hall Little London Road

CSA Design Studio
The Cottage Rocklands Road

Proposed six 1 bed flats (ground floor), seven 2 bed maisonettes (1st & 2nd
floor) one 3 bed attached dwelling

Full

3PL/2014/0090/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Design
Planning history
Residential amenity
Parking/Highway safety  

 KEY ISSUES

The application seeks full planning permission for six 1 bedroom flats (ground floor), seven 2
bedroom maisonettes (first and second floor) and one 3 bedroom attached dwelling, resulting in a
total of 14 new dwellings.  

This scheme relates to an amendment to a previously approved permission which has not expired
and can therefore be implemented. The previous permission related to the erection of four
detached two-storey dwellings with four garages.   

The applicant believes that the smaller accommodation proposed would be more suitable for the
area. 

The application site comprises a detached, hipped-roof bungalow and accompanying residential
garden land.  The site is located within the Settlement Boundary of Swaffham and is situated in an
area characterised by residential development.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jason Parker

No Allocation
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3PL/2011/1377/F - Demolish existing dwelling & erection of 4 new cottages with garages -
approved.  This is relevant as the permission does not expire until 5th February 2015.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection subject to conditions relating to the provision of on-site car parking, requirement for
a detailed scheme for off-site highway improvement works and the completion of these works.

 CONSULTATIONS

SS1
CP.01
CP.07
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16
DC.17
DC.19
NPPF

Spatial Strategy
Housing
Town Centres
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Design
Historic Environment
Parking Provision
With particular regard to Paras 14 and 17

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 

SWAFFHAM TOWN COUNCIL -   
No objections

No

 EIA REQUIRED

The previous application only involved contributions in relation to open space and no affordable
housing provision.   The current proposal provides 21% affordable housing provision (3 units) and
recreation contributions.  The applicant stated that the usual requirement for the provision of 40%
affordable housing would make the scheme unviable.  This has been independently assessed
and agreed by the District Valuer.  

 CIL / OBLIGATIONS
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Four letters of representation object to the proposal and make the following comments and
observations; 
- The 3 storey height of the building is not appropriate for this location 
- Noise pollution 
- Loss of privacy and overlooking 
- Over-development of the site 
- Concerns with parking provision at less than 1 space per property 
- Concerns with traffic, highways access and road size 

 REPRESENTATIONS

HISTORIC BUILDINGS CONSULTANT    

CONTAMINATED LAND OFFICER    

HOUSING ENABLING OFFICER    

ENVIRONMENT AGENCY    

CRIME REDUCTION &ARCHITECTURAL LIAISON OFFICER    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ENVIRONMENTAL HEALTH OFFICERS    

The originally proposed plans where of a three storey nature and would depart from the
established character of the area.  The amended plans submitted specifically addressed this
matter and I therefore raise no objection to the proposal.

Recommend applying a condition relating to unexpected contamination and an asbestos
informative.

No objection to the proposal.

Planning permission could be granted to the proposed development as submitted if planning
conditions are included in relation to unexpected contamination, no infiltration of surface water
drainage and informatives relating to drainage and pollution prevention.. 

No objections to the proposal, but recommendations in relation to; Doors company with standard
PAS 24 standards, all glazing should contain burgular proof laminated safety glass. 1.8m high
fencing.  Secure gate fittings, low level energy lamps and security lighting.

As the proposal is for less than 20 dwellings, county obligations are not relevant.

No objection subject to condition in relation to hours of construction works.

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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- Concerns with noise pollution 

1.0  The application is referred to Planning Committee in the light of local interest.

2.0  Principle

2.1  The application site is situated within the Settlement Boundary of Swaffham and so the
principle of residential development is acceptable.

3.0  Design

3.1 The originally proposed plans were of a three storey nature and would depart from the
established character of the area.  The amended plans submitted were designed in cooperation
with the Historic Buildings Consultant and were to specifically address this matter.  It should be
noted that the Historic Buildings Consultant now supports the proposal.

3.2 The proposal is considered to result in a reasonable design, scale and appearance when
regard is given to the location of the site and the mixed character of the area. 

4.0  Planning History

4.1  The previously approved application only involved contributions in relation to open space and
no affordable housing provision.   The current proposal provides 21% affordable housing
provision (3 units) and recreation contributions.  Whilst this provision is below the usual
requirement of 40% affordable housing provision, the proposed provision has been independently
assessed and agreed by the District Valuer as a reasonable contribution.  It should be noted that
the previous scheme provided no affordable housing provision and covered the same site.  On
this basis the proposal is considered to be acceptable.    

5.0  Residential amenity

5.1  Concerns were raised by neighbours in relation to an overdevelopment of the site, loss of
privacy and overlooking.  

5.2  The proposed dwellings would overlook a highway which is within the public realm and would
not result in a loss of privacy to neighbours from that aspect.  In relation to other proposed
windows, these would be located at an adequate distance from neighbouring properties to avoid
issues with regard to overlooking.  The proposed structure has been reduced in scale with the
submission of amended plans and would be located at such a distance that the proposal would
not result in detriment in relation to overdominance and loss of sunlight.

5.3  Landscaping will be used to improve the visual amenity of the locality.  The proposed
dwellings are considered to be acceptable in design terms and would not detract from the
surrounding area which is characterised by a range of dwelling types. 

 ASSESSMENT NOTES
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Planning Permission

3007
3047
3104
3920
3920
3920
3946

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Highways Condition 1
Highways Condition 2
Highways Condition 3
Contaminated Land - Unexpected Contamination

 RECOMMENDATION

 CONDITIONS

5.4  The site area is approximately 0.17 hectares and a total of 14 dwellings are proposed.   This
equates to a density level of approximately 82 dwellings per hectare.  However, it should be noted
that the proposal relates mainly to the provision of flats and a total of 14 properties.  The site is
also located in Swaffham and in a location where this type of accommodation is considered
appropriate.  Reasonable levels of parking and amenity space are provided and the scheme is
considered to result in a reasonable appearance.  On this basis, the development is considered
satisfactory. 

5.5 As mentioned within the design section, the overall appearance and scale of the development
is considered reasonable. 

6.0  Parking/Highway safety

6.1  The proposal provides adequate on-site parking and access arrangements.  The 13
apartments are provided with 14 car parking spaces (1 space per flat and 1 visitor space) and the
house is provided with 2 car parking spaces.  The NCC Highways Officer does not object to the
scheme.  The Secure by Design Officer has made a number of suggestions in relation to the
proposal and this has been added as an informative and information for the applicant.  The
design and layout of the scheme is considered acceptable in all other respects. 

7.0  Conclusion

7.1  Subject to a Section 106 agreement and conditions relating to highways, unexpected
contamination and surface water drainage, the proposal is considered acceptable.  

7.2  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
3995
3994
3994
3994
3994
4000
3996
2001

Surface water condition
Construction times
NOTE - Section 106 Agreement
Informative - highways
Informative - EA
Informative - EHO
Informative - Secure by Design
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
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HOCKERING
Land off Heath Road

Greatbrisk Ltd
c/o Agent 

RG+P
130 New Walk Leicester

Outline application for up to 10 dwellings  

Outline

3PL/2014/0486/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 of development
Design, scale and landscape impact
Highway safety
Impact upon residential amenity
Planning contributions

 KEY ISSUES

This application seeks outline planning permission for the construction of a residential
development scheme of up to 10 dwellings.  Whilst all matters have been reserved for future
consideration, an amended indicative site layout plan has been submitted which provides for 10
dwellings served by a new access off Heath Road, and includes details of proposed on and off-
site highway works. 

The application site lies on the edge of the village of Hockering, outside the designated
Settlement Boundary for the village and comprises of agricultural land.  The site lies to the east of
the Heath Road carriageway with residential dwellings to the north, east and south-east of the
site.  To the south-west of the site is an area of vacant land.  The site boundaries are defined
predominantly by mature vegetation.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

 EIA REQUIRED

No Allocation
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3PL/2013/0821/O - Outline planning application for a residential development of up to 15
dwellings - This application was refused on 23rd December 2013 at Planning Committee on the
grounds of being outside the Settlement Boundary and having a detrimental impact on the
character of the area and highway safety.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.16
DC.19
NPPF

Spatial Strategy
Housing
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paragraphs 8 and 49.

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

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

TREE AND COUNTRYSIDE CONSULTANT    

No objection based on the revised indicative plan for up to 10 dwellings (Drawing No.9045/002-
Ref F) and the imposition of conditions in respect of on-site and off-site highway works, including
the provision of the requested footpath link.

No objection on flood risk grounds, subject to standing advice for flood zone 1 being adhered to,
the need to connect to the public sewer as the site overlies a Principal Aquifer and is within
Source Protection Zone 3 (SPZ3) and  the developers responsibility to address risks to controlled
waters from contamination at the site, following the requirements of the National Planning Policy
Framework and the Environment Agency Guiding Principles for Land Contamination.

No objection.

No objection to original scheme for up to 15 dwellings subject to the imposition of conditions
based on submitted arboricultural method statement and tree protection measures.  Details of the
proposed footpath mentioned in the highway report will also require an arboricultural method
statement with a method of footway construction that minimises tree root damage.

Comments: The detailed arboricultural report, tree protection plans and a landscaping proposal
submitted accurately describe the trees on site (disused agricultural land surrounded by mature
hedgerows and trees which have overgrown in the hedges due to neglect of the site).

The proposal is sited within the boundaries and does not require any specific trees to be
removed. 12 trees are of a size that would require felling/pruning to enable liveability and the
facilitation of a proposed footpath.

The visual tree amenity and a loss of wildlife habitat niches will have an impact. In particular H1
sees the loss of a section for the construction of a new access way and the removal of 9 trees.
However it is likely that these trees would have to be removed regardless of the development
proposal to maintain ditches, clearance from powerlines and the highway.

The remaining tree removals will not have a significant impact on visual amenity in the wider
area.

The submitted landscape plan provides for suitable number of trees and shrubs to soften the
internal views of the estate.

Comments currently awaited in respect of the amended indicative scheme for up to 10 dwellings.

HOCKERING P C -   
Objection. Request that the application be referred to Planning Committee so the Parish Council
can confirm their opposition. Votes were unanimously against the application: 7 VOTES
AGAINST. 0 IN FAVOUR.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

Three letters of objection has been received from local residents on the following grounds;
- Scheme very similar to one submitted last year which was rejected unanimously by Breckland
Council. 
- Site outside of the development area in the parish plan, constitutes overdevelopment, would
change the shape of the village extending it to the north for a considerable distance up the east
side of Heath Rd resulting in changing the rural character of area. 
- Since The Glebe was developed (2004) there have been two additional housing estates, as well
as a number of individual houses. The nature of the village is being altered by these
developments: more traffic, more noise, more light pollution. 
- Infrastructure is poor.  The school is extremely small, with nearest doctor's surgery and
pharmacy at Mattishall which is a car journey away across the A47. 
- Detrimental impact of dwellings on residential amenities of existing properties, including noise

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

HOUSING ENABLING OFFICER    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

No objection subject to conditions/informative in respect of contamination.

No objection.

Hockering has an identified need for affordable housing . Although the applicant has indicated
the type and tenure of the dwellings is to be decided at the detailed planning stage, we would ask
the developer to take into account the majority of affordable housing need is for smaller houses,
namely 1 and 2 bedroom properties. There is a small need for 3-bed accommodation, so we
would expect to see a final affordable mix that reflected this. If the size of affordable dwellings do
not meet the need of the area then it is likely that securing a Provider for the affordable will
become problematic. The strategic housing team would encourage early discussions regarding
the mix of affordable dwellings when planning for detailed submission.

Any affordable dwellings will need to be built to the design standards set out by the Homes and
Communities Agency at the time of construction and should be provided free from any form of
public subsidy.

No objection/NCC obligations required.

No objection.

No objection to the outline application.  Advice offered in respect of detailed scheme.

FLOOD AND WATER MANAGER -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER -  No Comments Received 
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and disturbance and loss of privacy. 
- Increase in traffic using road from development.  Entry and exit into this proposed development
is entangled with the chicane traffic calming measures on Heath Road resulting in risk of
confused rights of way which is a particular problem given volume of HGVs using road. In
addition there would be more cars trying to turn right onto the A47 towards Dereham. This is
already a very dangerous junction. 
- Impact of more development on already poor water pressure locally.
- Detrimental impact on local wildlife and native planting/trees.

One letter of support has also been received from local residents on the grounds that the
redevelopment of the site would improve appearance of an overgrown unused site and would
help to support local school and amenities. 

An additional letter has also been received, whilst not objecting to the principle of the
development, raising concerns about the location of the access and implications for highway
safety.  

1.0  This application is referred to Planning Committee as it is contrary to Policies DC2 and CP14
of the Breckland Core Strategy 2009.  

2.0  Principle of development

2.1  The application seeks outline consent for the construction of up to 10 dwellings on land
outside of the defined Hockering Settlement Boundary.  For this reason the proposal conflicts in
principle with Policies DC2 and CP14 of the Core Strategy and Development Control Policies
Development Plan Document (2009) which seek to focus new housing within defined Settlement
Boundaries.    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.

2.4  In terms of the economic and social criteria, the proposal would provide up to 10 dwellings
for market sale, would make a positive contribution to the housing supply shortfall and provide
some short term economic benefits through its construction.  

 ASSESSMENT NOTES
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2.5  Environmentally, although outside the Settlement Boundary, the site avoids encroachment
into the countryside as it is surrounded on either side by existing development, bordered on the
other by the Heath Road carriageway, and would be partly screened by the existing established
boundary hedging.  

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.  

2.7  With regard to availability and deliverability, whilst this is an outline application, the agent has
confirmed that the site is available and within the applicants' ownership making the development
deliverable within 5 years to meet the housing 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.

2.8  With regard to whether this is a suitable location, the site lies outside the designated
Settlement Boundary.  Hockering 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 are not considered suitable
for growth as they rely on higher order settlements for the majority of local services and facilities.
Notwithstanding this, the village does benefit some from facilities such as a primary school,
village hall, garage/post office/store and playing fields, has good access to the A47 and is served
by a limited bus service linking it to Norwich/Dereham.  The proposed development would also be
relatively modest in scale.  Paragraph 55 of the NPPF states housing should be located where it
will enhance and maintain the vitality of existing rural communities and help sustain facilities in
the surrounding settlements.    

2.9  It is therefore considered that due to the range of facilities available within the village, its
close proximity to higher order settlements such as Dereham where a wider range of facilities and
services including doctors can be accessed, the proposal would not 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.  The
scheme would also provide additional housing, generate some economic activity, and be
developed without causing harm to the character and appearance of the area.  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 landscape impact 

3.1  Members will note that one of the reasons cited in the previously refused scheme for 18
dwellings to be constructed on this land was that the scheme failed to demonstrate that the site
could accommodate the level of development being proposed without causing detriment of the
character and appearance of the surrounding area, including the loss of the vegetation along the
site frontage which represented a prominent feature in the streetscene. 

3.2  Furthermore, concerns have been raised locally that this revised scheme constitutes
overdevelopment and would also detract from the character of the existing development in the
immediate locality and cause undue harm to the residential amenities of the occupants of nearby
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properties.

3.3  Notwithstanding these concerns, the application is submitted in outline
form only with all matters reserved.  Whilst the initial scheme submitted was for up to 15
dwellings, following concerns raised that the number of dwellings being proposed was excessive
given the site constraints including the potential loss of part of the boundary hedge/vegetation to
meet the highway requirements, a revised indicative layout plan has been submitted by the agent
reducing the scheme to up to 10 dwellings and providing details of amenity space, access,
parking and turning arrangements, on and off site highway works and landscaping. 
 
3.4  Whilst indicative only, it is considered that the plan does demonstrate that it is possible to
accommodate up to 10 dwellings on the site, in a manner which would meet the highway
requirements, including the provision of the footpath as requested by the Highway Authority, as
well allowing the retention of part of the established boundary hedge along the site frontage.
Furthermore, it is considered that the lower density development now being proposed would be
more appropriate in the context of the village setting and would help to protect the character of
the area on the edge of the village.  

4.0  Highway safety

4.1  Access to the site would be via a new shared access off Heath Road.  A new footpath link is
proposed, which would ensure that existing facilities are accessible on foot from the development.

4.2  Concerns have been raised locally that the scheme would result in detriment to highway
safety.  Furthermore, one of the reasons cited in the refusal of the previous application to
redevelop the site included the scheme failing to adequately protect highway safety. 

4.3  Notwithstanding these concerns and the fact that the matter of 'access' has been reserved
for future consideration, the application has been assessed by the Highways Authority who has
raised no objection to the scheme on highway safety grounds, based on the amended indicative
plan submitted for up to 10 dwellings (drawing no.9045/002-Rev F) and the imposition of suitable
conditions including the provision of on and off-site highway works.  As such, it is considered that
the scheme would safeguard highway safety and accord with Policy DC19 of the Breckland Core
Strategy.   

5.0  Impact upon residential amenity

5.1  Concerns have also been raised by local residents that the scheme would detrimentally
impact on the residential amenities of the occupants of nearby properties, particularly in respect
of loss of privacy, light and noise and disturbance.   However, whilst matters of design and layout
will form part of any Reserved Matters application, subject to careful consideration being given to
the need to adequately address and mitigate against any impacts on the residential amenities of
the adjacent development, it is considered that the development can adequately safeguard
residential amenity. 

5.2  Furthermore, the plot is considered to be of sufficient size to provide future occupants with
adequate levels of amenity.
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5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.   

6.0  Planning Contributions.

6.1  Both the refused scheme for 18 dwellings and the original scheme for 15 dwellings triggered
the requirement for the provision of affordable housing and open space contributions, in
accordance with Policies DC4 and DC11 of the Breckland Core Strategy, which the applicant was
willing to provide.  

6.2  Notwithstanding this, in light of recent changes to paragraph 12 of the Planning Obligations
section of the National Planning Policy Guidance (NPPG) since the last application was
considered, schemes for 10 or less dwellings no longer trigger the requirement to provide
affordable housing and open space contributions.  Therefore, given that this application is now for
up to 10 dwellings, it does not require affordable housing or open space contributions.
Furthermore, it is not considered that a higher density scheme would be appropriate in this
location due to the village context.  A condition is however suggested to ensure that any
Reserved Matters application does not exceed the 1000 sq metre floor space trigger where the
provision of affordable housing would be required.      

7.0  Other issues

7.1  No objection has been raised by the Council's Contaminated Land Officer subject to the
imposition of conditions.  As such, it is considered that the scheme would accord with Policy CP9
of the Breckland Core Strategy.  

7.2  Whilst the site lies within Flood Zone 1, the Environment Agency have raised no objection to
the scheme 

7.3  In accordance with Policy DC14, a condition requires the development to supply at least 10%
of the energy required through on-site and/or decentralised renewable sources.    

8.0  Conclusion

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity or highway safety and would not
adversely impact upon the character and built form of the surrounding area. 

8.2  A planning application for 18 dwellings has been submitted on the site opposite.  It is not
considered that the proposal opposite would have an effect upon the conclusions with regard to
the application site.  Each application should be considered on its own individual merits. 

8.3  Approval is recommended subject to conditions.
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Outline Planning Permission

3005
3058
3047
MT03
3920
3920
3941
3802
3804
HA05
HA20
HA39
A
HA39
B
3949
3946
3800
3920
3923
AN30
4000
3996
2001
2014

Outline Time Limit (3 years)
Standard Outline Condition
In accordance with submitted
External wall and roof materials to be agreed
Landcaping scheme condition
Tree protection condition
Renewable Energy
Precise details of surface water disposal
Precise details of foul water disposal
Standard outline highways condition
Provision of visibility splays - conditioned
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Services to be placed underground
Floor area restriction condition
Contaminated Land - Informative (Extensions)
When off-site road improvements are required
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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BANHAM
63 Crown Street

S & J Developments
c/o Agent 

Mr C Smith
Down Ampney Well Hill Yaxham

Erection of 3 dwellings and sub-division of partially constructed dwelling into 2
dwellings (Revised Scheme)

Full

3PL/2014/0845/F

Y

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Outside Settlement Boundary
Housing land supply
Local character
Residential amenity
Highway safety.

 KEY ISSUES

Permission is sought for the erection of 3 new build dwellings and the conversion of a partly
constructed detached dwelling into a pair of semi-detached houses.  There would, therefore, be a
net increase of 4 dwellings on the site.  The new build units would comprise a pair of semi-
detached dwellings and one detached house.  The proposal is intended as a continuation of a
small housing scheme immediately to the east, which is presently nearing completion.  Access is
proposed onto Greyhound Lane, which would also serve the adjacent approved development.

This application originally sought permission for the erection of 4 dwellings fronting onto
Greyhound Lane (2 pairs of semi-detached units) and a block of 6 two bedroom flats to the rear.
The application has subsequently been amended to: i) omit the proposed 6 flats, ii) to reduce the
number of frontage dwellings from 4 to 3, and iii) to include an additional pair of semi-detached
dwellings which have been partly constructed on a plot with permission for one dwelling.

The site comprises two adjoining parcels of former garden land to the rear of 59-63 Crown Street

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation
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in Banham.  The site extends to some 0.19 hectare and has a road frontage onto Greyhound
Lane.  The land is adjoined to the south and east by residential properties and there is further
housing on the opposite side of Greyhound Lane to the north.  There is agricultural land to the
west.  There are a number of mature trees on the north-western boundary.  

Part of the site falls within and part outside the defined Settlement Boundary. The site falls within
the Banham Conservation Area.

The eastern part of the site has the benefit of permission for a new access, driveway and use as
garden in connection with the 3 new houses under construction to the east (Refs 3PL/2013/0666
and 0667).    

Outline planning permission was refused in December 2013 for 3 dwellings on the western part of
the site due to its location outside the settlement boundary and the anticipated effects of the
development on local character and highway safety (Ref 3PL/2013/0940/O).

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.17
NPPF

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Historic Environment
With particular regard to paras. 6-14, 17, 34, 35, 47, 49, 50, 55, 56, 129, 131,
132, 135

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

Following changes made to national guidance on planning obligations, as set out in the National
Planning Practice Guidance, there is no longer a requirement to provide affordable housing or
recreation contributions for small housing developments of 10 or fewer dwellings.

 CIL / OBLIGATIONS
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CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ASSET MANAGEMENT    

Various concerns have been raised by the Architectural Liaison/Crime Prevention Officer in
relation to access and parking arrangements.  Changes to boundary treatments and the provision
of lockable gates are recommended. 

As stated in the application this development forms part of a phased development, which whist
the Highway Authority have raised concerns, it has subsequently agreed and recommend
appropriate conditions relating to off-site highway works; namely footway improvements on
Crown Street and Greyhound Lane as well as improvements to the layout/visibility/linage of
Greyhound Lane's junction with Crown Street.  Likewise the principle of this latter phase of the
development has also been approved in principle by the highway authority.
It should be noted that whist both earlier permissions 3PL/2012/0666/F and
3PL/2012/0667/F included appropriate pre-commencement conditions in relation to the design of
highway works, the development has nevertheless commenced
without such approval; which has been drawn to the attention of your Authority. Whilst reference
to the highway works is made on the application drawings and that discussions have taken place
with the developer and Highway Authority, progress is somewhat slow in this respect.
Accordingly, it is recommended that conditions in relation to the following are attached to any
permission granted: off site highway improvements, provision of access and parking, access
gates and visibility. 

I have reviewed the vulnerable development questionnaire provided which would not appear to
suggest a source of potential contamination from past use.  However, given the size of the
development (10 dwellings) and the vulnerable end use, I would have expected a Desk Study to
have been submitted with the application.  There are two possible options for the planning officer
to choose.
If a Desk Study is still required the following conditions and informative should be attached: 3944
Desk Study/Site Investigation and 3946 Unexpected Contamination. If the planner is happy to
accept just the vulnerable development questionnaire then the following condition should be
attached as a precautionary measure in case an, as yet unknown, potential source of
contamination is identified during ground works: 3946 Unexpected Contamination.

Acknowledged, but no specific comments.

 CONSULTATIONS

BANHAM P C -   
Banham Parish Council noted an objection to the application from a neighbour, on the grounds
that it will greatly increase traffic on what is a country lane, that visitors will park in the road,
causing obstruction and that it is a designated Quiet Lane. She also said that no statutory notices
had been displayed at the site. Banham Parish Council has no objection but asks that
consideration be given to upholding the Quiet Lane status.  The Parish Council also asks for an
extension so that statutory notices can be put up to allow local residents a say.
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ENVIRONMENT AGENCY    

HOUSING ENABLING OFFICER    

HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

No objection.

The application site is situated outside of the development boundary and therefore should be
provided as 100 percent affordable housing.  However, if the principle of development is
established then Breckland Council's Adopted Core Strategy Policy DC4 requires a contribution
to affordable housing on any site with a size of 0.17ha and above.  As the site size for this
application exceeds the threshold, and will be required to make a contribution.   
 
6 affordable units would be a welcome addition to the district's housing stock.  However, we
would request that the units be provided as houses, as the offered flats are not considered
suitable given the rural location of this development.  We feel that 2-bed houses will provide a
more sustainable scheme in the long term. 
 
We would also request details of how the units will be made affordable in perpetuity.  This is
normally via transfer to a Registered Provider at a price which assumes no public subsidy is
provided.

No objection.

Amended scheme
I do not disagree with Steve Milligan's assessment of the trees although I would suggest that that
even with proposed pruning works, long term retention of the trees in such close proximity to
dwellings is not realistic.  If the current scheme is approved I would recommend that removal of
the trees would be more appropriate.  My concern is (as I commented on 24-11-2014) that the
scheme will not be able to accommodate suitable replacements.  Under section 211 of the Town
and Country Planning Act 1990, if a tree located within a conservation area is removed because it
is dead or presents an immediate risk of serious harm the land owner has a duty to plant another
tree of appropriate size and species at the same place.  This will not be possible under the
current proposal, therefore the loss of trees will be permanent.

Further comments on the amended scheme will reported verbally.

Original scheme
It would appear that at no point have the constraints represented by the trees located on the
north/west boundary of the site (root protection areas and canopy spreads) been taken into
consideration.  This has resulted in a layout that would require the removal of these trees and
leaves no available space for any replacement planting as way of mitigation.  Although the trees
are not outstanding specimens they are of some stature and contribute to the rural appearance of
this part of Banham Conservation Area.  I would consider the loss of these trees to be detrimental
to the landscape and with no available planting space remaining this will be a permanent loss.
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12 letters of objection to the proposal have been received raising the following concerns:
- overdevelopment and harm to the character and appearance of the area
- that the proposed houses would overlook neighbouring properties resulting in a loss of privacy
- that the proposed car parking area would cause disturbance to neighbours
- increased on-street parking
- increased use of the substandard Greyhound Lane/Crown Street junction
- effects of trees
- ecology
- drainage

2 letters of support for the proposal have been received making the following points:
- the proposal would allow for the completion of the development
- the scheme would be in keeping with nearby development and would improve the appearance
of the site
- additional development is needed to support the village

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as the proposal is contrary to Policy CP14
of the Core Strategy as the site falls largely outside the Settlement Boundary for Banham.

2.0  Principle

2.1  The site of the proposed development largely falls outside the Settlement Boundary for
Banham, as defined on the Proposals Map.  Its development for housing would therefore conflict
with Core Strategy Policy CP14 which seeks to focus new housing within defined settlement
boundaries.  However, as the Council cannot currently demonstrate a 5 year supply of housing
land, Policy CP14 cannot be considered to be up-to-date insofar as it relates to the supply of
housing land.  

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

 ASSESSMENT NOTES

HISTORIC ENVIRONMENT OFFICER    
Amended scheme:  The amendments do not change our recommendations.  

Original comments:  The proposed development site lies within the core of the medieval
settlement of Banham and close to the site of a probable Roman villa. Consequently there is
potential that heritage assets with archaeological interest (buried archaeological remains) may be
present at the site and that their significance will be affected by the proposed development. If
planning permission is granted, we therefore ask that this be subject to a programme of
archaeological work in accordance with National Planning Policy Framework paragraph 135.  

ANGLIAN WATER SERVICE -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 
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unless any adverse impacts of so doing would demonstrably outweigh the benefits or specific
policies in the Framework indicate that development should be restricted.  

2.3  Banham is identified as a local service centre in the Core Strategy, and has a number of
facilities including a primary school, playing fields, a village hall, public house and places of
worship.  Although outside the defined settlement limit, the proposed development would adjoin
the main built up area of the village, and would be close to other housing and within easy reach of
village amenities. The proposal would not therefore result in an isolated development in the
countryside, and would be consistent with the Framework principle that rural housing should be
located where it will maintain or enhance the vitality of rural communities.  

2.4  The proposal would also make a positive, albeit modest, contribution to the supply of housing
in the area, and the construction of the development would have some short-term economic
benefits.  The application is a full application and there is nothing to suggest that the development
could not proceed in the short-term.  However, in order to encourage the early delivery of the
proposed housing, a two year time limit for commencement is recommended.

2.5  The considerations outlined above weigh in favour of the proposal.  The scheme would also
be sympathetic to the character and appearance of the area (see below).  Accordingly, it is
considered that the proposal would represent a sustainable form of development as defined in
paragraphs 6-10 of the NPPF. 

3.0  Character and appearance of the area

3.1  The site falls within the Banham Conservation Area.  The Conservation Area covers a large
area, including the historic core of the village and extensive areas of farmland to the west.  In the
immediate vicinity of the application site, development is characterised by a mixture of detached
and semi-detached houses and cottages, set generally in good-sized plots and with varied set
backs from the road.  Dwellings are typically constructed with rendered or red brick elevations
under clay pantiled roofs.    

3.2  Following discussions, significant amendments to the proposal have been made in order to
ensure that the scheme would be compatible with its surroundings.  As amended, the scheme
would maintain the linear form of existing development along Greyhound Lane, and would be
consistent with domestic scale and intricate and varied pattern of development in the locality,
including along Crown Street.  The proposed houses would be broadly traditional in design and
materials, and would be similar in appearance to the recently constructed development adjacent.
The density of development proposed would also be compatible with the surrounding area.    

3.3  The proposal could result in the loss of three sycamore trees on the north west boundary.
However, whilst these trees have some value as a group and contribute to the rural character of
the area, they are considered to be poor specimens which are likely to deteriorate further in the
future.  The proposal as revised would provide sufficient space for appropriate replacement
planting, if required, with similar native trees and hedging, which it is proposed should be required
by condition.  

3.3  Accordingly, it is considered that the proposal would be acceptable in design and layout
terms, and would preserve the character and appearance of the Conservation Area.  
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4.0  Residential amenity

4.1  Objections to the proposal have been raised on the grounds that the proposal would be
harmful to the living conditions of the occupants of neighbouring dwellings due to overlooking and
disturbance.  The proposed dwellings would face towards the rear of existing properties on Crown
Street, but would be set at an angle to them and separation distances of more than 30 metres
would be maintained.  The dwelling to be converted into 2 units would result in some overlooking
of the neighbouring garden, but this would also be the case with the approved scheme, and again
there would be generous separation distances between the dwellings.  Car parking to serve the
development would be located to the rear of the proposed houses and adjacent to the boundary
with neighbouring gardens.  Whilst the use of this area would result in some additional noise and
disturbance, given the distance to neighbouring houses, the scale of the proposal and the
mitigating effects of proposed boundary screening, it is considered that significant harm would
not be caused.  

5.0  Highway safety 

5.1  Concerns have been raised locally that the proposal would result in increased traffic
movements at the nearby junction of Greyhound Lane/Crown Street.  Visibility for traffic emerging
from this junction onto the main village street is limited in both directions due to the alignment of
the road and the position of adjacent buildings.  However, it is proposed to improve this junction
by the realignment of existing give way road markings, the provision of visibility splays and the
construction of a new footway.  These improvements works are required by a planning condition
attached to the planning permission for the adjacent recent development, and it is recommended
that a similar requirement is imposed on the current scheme.  The Highway Authority has raised
no objection to the application subject to these improvements works being undertaken.  On-site
parking would comply with adopted standards, with 2 spaces being provided for each dwelling.   

6.0  Other matters

6.1  In response to concerns raised by Norfolk Police, amendments to the detailed design and
layout of the scheme have been sought in order to ensure that proposed access and parking
areas would be private, secure and overlooked.

6.2  Reference has been made by a local resident to the use of nearby gardens by bats.
However, there is no substantive evidence to indicate that it is reasonably likely that bats are
present on the site.  It is recommended that an informative note be attached to any permission
granted relating to protected species. 

7.0  Conclusion

7.1  It is considered that although contrary to Core Strategy Policy CP14, the proposal would
represent a sustainable development, as defined in the NPPF, to which the presumption in favour
applies.  The proposal would be well related to the village, would preserve the character and
appearance of the Conservation Area, and would not cause significant harm to the amenities of
neighbours or highway safety.  The application is therefore recommended for approval subject to
conditions.
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Planning Permission

3007
3048
MT03
MT14
3140
3402
3408
AR01
HA19
HA24
HA09
HA13
HA39
A
HA39
B
3946
PD07
3996
4000
AN60
3972
AN86
AN99

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Timber windows
Prior approval of slab level
Boundary screening to be agreed
Landscaping - details and implementation
Archaeological work to be agreed
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Existing access - closure
Access gates - configuration
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Unexpected Contamination
No PD for classes A B C D & E
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
NOTE:  Bats and Owls
Application Approved Following Revision
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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6

HOCKERING
Land West of Heath Road
and east of the playing field

Mr  Eagle
Bickerston Farm Barnham Broom

Bidwells
16 Upper King Street Norwich

Outline application for 18 dwellings  

Outline

3PL/2014/0945/O

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design, scale and landscape impact
Highway safety
Impact upon residential amenity
Planning contributions

 KEY ISSUES

This application seeks outline planning permission for the construction of a residential
development scheme of up to 18 dwellings as well as the access for the site. 

Whilst matters relating to appearance, landscaping, layout and scale have been reserved for
future consideration, an indicative site layout plan has been submitted which provides for 18
dwellings served by 2 new accesses and one existing access (Junction 2) off Heath Road, and
includes details of proposed highway works and visibility splays.

The application site lies on the edge of the village of Hockering, outside the designated
Settlement Boundary and comprises of agricultural land.  The site lies to the north-west of Heath
Road.  

Residential dwellings are located to the north and south of the site, with some development
opposite the site.   To the north-west (rear) of the site is a playing field and associated single
storey building.

The site is separated from the playing field and recreation area by existing shrubbery, semi-

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jason Parker

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

mature and mature trees.   The site is also screened from the road and neighbouring properties
by shrubbery.  

An existing footpath is located along the frontage of the site and leads to the remainder of the
village.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.05
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
DC.19
NPPF

Spatial Strategy
Housing
Developer Obligations
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Parking Provision
With particular regard to Paragraphs 8 and 49

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

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    
Further information confirms that the southernmost access will not be in conflict with the traffic
calming feature and that this can therefore remain in its current location.

The information does however indicate that the southernmost access will need to be widened to
5.5m for the first 10m into the site to maintain a two way flow of traffic and prevent the possibility
of a vehicle reversing out into the traffic calming feature.  Only the means of access forms part of
the application with all other matters, including layout, reserved.

On that basis no objections subject to conditions relating to details of visibility splays, access
arrangements including southernmost access widened to 5.5m for first 10m, parking provision in
accordance with standards, turning areas including provision for delivery vehicles, off site
highway works (scheme and implementation)

 CONSULTATIONS

HOCKERING P C -   
Objection on following grounds;-
- water strategy does not address problem of flooding
- parking provision/access to playing field
- reduction in number of dwellings would ease parking problems
- development too dense
- parking on road danger to highway safety
- flooding to properties on Lily Avenue
- inbalance of housing - excess of low cost housing
- impact on traffic of this and development opposite during construction
- impact on rural look of area
- outside Settlement Boundary.

requirement on development sites.  This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/mitigation, transport improvements and archaeology.
In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district.  The evidence for this shortfall is found in the Council's
Open Space assessment.  Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision.  In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The applicant has agreed to provide 40% affordable housing and comply fully with the
requirements in relation to recreation.  For developments for under 20 homes, the County
requirements for education, libraries and other contributions would not be required.   As such the
applicant has fully complied with Council policy on this aspect and 40% of the homes will need to
be provided for affordable housing.  The exact type of homes provided can be agreed via the
Reserved Matters applications.
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TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENT AGENCY    

ENVIRONMENTAL HEALTH OFFICERS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL PLANNING    

No objection in principle.  Protected tree adjacent to southern corner of the site (TPO 2008
No.36) mature Oaks along eastern boundary.  A tree survey, arboricultural impact assessment,
arboricultural method statement and tree protection plan would be required. The survey must be
in accordance with BS5837:2012

No objection subject to conditions in respect of site investigation/remediation, unexpected
contamination and informative

No objection subject to conditions in respect of surface water drainage and informative advice.

No objections or comments providing the development proceeds in line with the application
details.

Observations applicable to the proposed development, 
The proposed houses will be on the boundary with the existing football/recreational area.  These
recreational areas do generate noise when in use and this will be audible in the gardens and
houses. 
 
The proposed Western houses will be close to the flood lit area of the 
fenced hard court.  There could be noise and light pollution affecting the proposed houses and
prior agreement with the owners of the recreational site lighting is recommended as changes to
the old lighting may be required. 
 
Junction 3 will be very close to the existing traffic calming width 
restriction on Heath Road.  The application documentation state that Heath road will be
downgraded for HGV traffic and this may include the removal of width restrictions near the
proposed junction 3 access.

It is considered that the Preliminary Ecological Appraisal (The Ecology Consultancy, Dec 2014)
adequately addresses all ecological issues at the Heath Road site. As such, there are no
ecological concerns, providing the development follows the document provided. 
Recommend conditions in respect of vegetation removal outside of nesting bird season or
appropriate check.
Should any trees be removed further bat surveys will need to be undertaken. It is recommended
that, where possible, the enhancement recommendations set out in section 4.11 of the
Preliminary Ecological Appraisal should be adopted in order to enhance the biodiversity of the
site.

Outside of settlement boundaries there is a general presumption against new residential
development unless there are special circumstances, in accordance with Policies SS1 and DC2
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HOUSING ENABLING OFFICER    

FIRE & RESCUE SERVICE    

HISTORIC ENVIRONMENT OFFICER    

of the Core Strategy and the NPPF. Notwithstanding this, it is evident that Breckland can only
demonstrate a 3.29 year supply of deliverable housing land with the inclusion of a 20% buffer for
persistent under delivery. In this instance paragraphs 47 and 49 of the NPPF are of particular
relevance to the determination of this application. In the absence of a five year housing land
supply statement, the application needs to be assessed against paragraph 14 of the NPPF and
the presumption in favour of sustainable development.

Footnote 11 to paragraph 47 is also of relevance to the determination of this application. This
states that for sites to be considered deliverable they should be available now, offer a suitable
location for development now and be achievable with a realistic prospect that housing will be
delivered on site within five years. These factors are included within the Council's housing
implementation strategy to. Each of these factors is considered separately. 

Available now - the site is currently put forward as an outline planning application. It would have
been preferable to have seen a full application out forward to indicate deliverability within the five
year period. If you do consider the application favourably, we would request a shortened time
limit, as has occurred on other applications.

Suitable Location - Through the Core Strategy Hockering is designated as a rural settlement
which has a low level of service provision. This does however include a primary school. A key
consideration is likely to be impact upon the landscape in the vicinity, the design of the scheme
and potential amenity issues due to the proximity of the football club to the rear of the proposal.
There is the potential for the access to the football to cause an amenity issue for the properties
on either side in this regard Policy DC1 and Policy DC16 are of relevance to the application.

No Objection to the proposal

Hockering has an identified need for affordable housing with 28 applicants currently on the
Council's housing register for the village. Therefore, the provision of 7no. affordable dwellings
would assist in meeting the needs of the village. Although the applicant has indicated the type
and tenure of the dwellings is to be decided at the detailed planning stage, we would ask the
developer to take into account the majority of affordable housing need is for smaller houses,
namely 1 and 2 bedroom properties. There is a small need for 3-bed accommodation, so we
would expect to see a final affordable mix that reflected this. If the size of affordable dwellings do
not meet the need of the area then it is likely that securing a Provider for the affordable will
become problematic. Of the 7, a mix of 70% rented and 30% intermediate housing will be sought.
 Any affordable dwellings will need to be built to the design standards set out by the Homes and
Communities Agency at the time of construction and should be provided free from any form of
public subsidy. 

Taking into account the location of the existing fire hydrant coverage, Norfolk Fire and Rescue
Service will require a hydrant to be installed on no less than a 90mm main.

The proposed development site lies on a south-facing slope: a topographic position likely to have
been favoured by earlier settlement activity and for prehistoric funerary monuments. However,
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2 letters of representation have been submitted which make the following comments and
observations; 

The first letter raised concerns with drainage and that the drainage ditch on the north side of the
land has been completely overlooked in the report.  

The second letter received from a different neighbour made the following comments; 
- generally in support of development 
- concerns with overlooking and would request that if the council is minded to approve the
application that suitable conditions could be imposed to prevent overlooking or if the site layout
could be altered 
- external lighting of the properties would need to be carefully considered so they don't cause
nuisance 
- there have been problems with significant surface water run off from the field, the applicant has
been very kind and used furrows along the neighbour's boundary to try to resolve the situation.
Would be grateful if careful consideration could be given to surface water drainage on the site to
ensure the properties in Lily Avenue backing onto the development site are not affected by
surface water flooding in the future
- little concerned about the condition of the TPO Oak tree adjacent to our property and would like
this to be looked at as part of the development.

 REPRESENTATIONS

1.0  This application is referred to the Planning Committee as it is contrary to Policies DC2 and
CP14 of the Breckland Core Strategy 2009.

2.0  Principle of development

2.1  The application seeks outline consent for the construction of up to 18 dwellings on land
outside of the defined Hockering Settlement Boundary.  For this reason the proposal conflicts in
principle with Policies DC2 and CP14 of the Core Strategy and Development Control Policies

 ASSESSMENT NOTES

due to a lack of previously recorded heritage assets in the immediate vicinity of the site its actual
archaeological potential is uncertain. It is likely that the lack of any previously recorded
archaeological remains at the site or close to the site is due to a lack of previous fieldwork rather
than a genuine absence of heritage assets with archaeological interest. Consequently there is
potential that previously unrecorded heritage assets with archaeological interest (buried
archaeological remains) may be present at the site and that their significance will be affected by
the proposed development.

 If planning permission is granted, we therefore ask that this be subject to a condition for a
programme of archaeological work in accordance with National Planning Policy Framework para.
135.

ANGLIAN WATER SERVICE -  No Comments Received 
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Development Plan Document (2009) which seek to focus new housing within defined Settlement
Boundaries.    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.

2.4  In terms of the economic and social criteria, the proposal would provide up to  a total of 18
dwellings.  40% of these dwellings shall be provided as affordable housing with the remainder
available for market sale.  This would make a positive contribution to the housing supply shortfall
and provide some short term economic benefits through its construction.  

2.5  Environmentally, although outside the Settlement Boundary, the site avoids encroachment
into the countryside as it is surrounded on either side by existing development, bordered on the
other by the Heath Road carriageway, and would be partly screened by the existing established
boundary hedging.  

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.  

2.7  With regard to availability and deliverability, whilst this is an outline application, the agent has
confirmed that the site is available and within the applicant's ownership making the development
deliverable within 5 years to meet the housing 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.

2.8  With regard to whether this is a suitable location, the site lies outside the designated
Settlement Boundary.  Hockering 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 are not considered suitable
for growth as they rely on higher order settlements for the majority of local services and facilities.
Notwithstanding this, the village does benefit from some facilities such as a primary school,
village hall, garage/post office/store and playing fields, has good access to the A47 and is served
by a limited bus service linking it to Norwich/Dereham.  Paragraph 55 of the NPPF states housing
should be located where it will enhance and maintain the vitality of existing rural communities and
help sustain facilities in the surrounding settlements.    
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2.9  It is therefore considered that due to the range of facilities available within the village, its
close proximity to higher order settlements such as Mattishall and Dereham where a wider range
of facilities and services including doctors can be accessed, the proposal would not 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.
The scheme would also provide additional housing, generate some economic activity, provide
affordable housing and planning contributions, and be developed without causing harm to the
character and appearance of the area.  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 landscape impact 

3.1  The submitted indicative site layout plan is considered to demonstrate that the site is capable
of providing up to 18 dwellings, whilst not resulting in an overdevelopment of the site and
resulting in a satisfactory layout and appearance whilst providing reasonable amenity and parking
space. The density of dwellings, at 16 dph, would not be high.  It should be noted that detailed
design, scale and landscaping are reserved matters. 

3.2  Concerns have been raised locally that this scheme constitutes overdevelopment and would
also detract from the character of the existing development in the immediate locality and cause
undue harm to the residential amenities of the occupants of nearby properties.

4.0  Highway matters

4.1  Access to the site would be via two new access points off Heath Road, together with one
existing access off Heath Road.

4.2  It was noted during the site visit that the existing access which is proposed to be utilised to
serve a number of the proposed may be used by pedestrians to access the playing field to the
rear of the site.  Whilst the proposal appears to retain this access, it would be used by cars
related to the proposed dwellings.  In order to retain pedestrian accessibility to the playing fields
to the rear of the site, a condition will be imposed to require the provision of a pedestrian footpath
leading from Heath Road to the playing field to the rear of the site.  

4.3  Concerns have been raised locally that the scheme would result in detriment to highway
safety.  

4.4  Notwithstanding these concerns, the application has been assessed by the Highways
Authority who has raised no objection to the scheme on highway safety grounds, based on the
indicative plan submitted for up to 18 dwellings and the imposition of suitable conditions including
the provision of highway works.  As such, it is considered that the scheme would safeguard
highway safety and accord with Policy DC19 of the Breckland Core Strategy.   

5.0  Impact upon residential amenity

5.1  Concerns have also been raised by local residents that the scheme would detrimentally
impact on the residential amenities of the occupants of nearby properties, particularly in respect
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of loss of privacy, light and noise and disturbance.   However, whilst matters of design and layout
will form part of any Reserved Matters application, subject to careful consideration being given to
the need to adequately address and mitigate against any impacts on the residential amenities of
the adjacent development, it is considered that the development can adequately safeguard
residential amenity. 

5.2  Furthermore, the plot sizes identified are considered to be of sufficient size to provide future
occupants of the development with adequate levels of amenity.

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.   

6.0  Planning Contributions.

6.1  The proposal triggers planning contributions, in accordance with Policies DC4 and DC11 of
the Breckland Core Strategy. 

6.2  As the proposal relates to a scheme of more than 10 dwellings, the Council's policies in
relation to Planning Obligations are still relevant.  Contributions relating to 40% affordable
housing and recreation contributions based on the numbers of bedrooms proposed shall be
secured by way of a Section 106 legal agreement.  The applicant is not seeking any adjustment
to the Council's usual requirements. 

7.0  Other issues

7.1  No objection has been raised by the Council's Contaminated Land Officer subject to the
imposition of conditions.  As such, it is considered that the scheme would accord with Policy CP9
of the Breckland Core Strategy.  

7.2  Some concerns were raised in relation to the potential for flooding. A Flood Risk Assessment
(FRA) was submitted with the application and the Environment Agency has been consulted.  The
EA have noted that the FRA adequately addresses the potential risks for flooding.  Conditions
have been recommended in relation to a surface water scheme.  Subject to the imposition of
these conditions the proposal is considered acceptable in relation to flooding and drainage. 

7.3  In accordance with Policy DC14, a condition requires the development to supply at least 10%
of the energy required through on-site and/or decentralised renewable sources.    

7.4  The Environmental Protection Officer has raised no objection to the proposal, subject to the
imposition of conditions relating to unexpected contamination. 

7.5  An ecology report was submitted with the application.  The Ecology consultant states that the
Ecology Report addresses any relevant matters and has recommended conditions relating to the
removal of vegetation.  Subject to the imposition of these conditions, no objection is raised in
relation to ecology matters. 

8.0  Conclusion
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Outline Planning Permission

3005
3047
3058
3060
3380
3385
3390
3920
3920
3920
3418
3706
3949
3946
3920
3920
3941
3925
3739
3923
3992
3996
2000
2014

Outline Time Limit (2 years)
In accordance with submitted
Standard Outline Condition
Standard outline landscaping condition
Archaeological work to be agreed
Archaeological condition
Archaeological condition
Highway Condition 1
Highway Condition 2
Highway Condition 3
Tree Survey, arboricultural impact assessment etc
Provision of footway
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Environment Agency drainage condition
Ecology and Biodiversity Condition
Renewable Energy
Fire Hydrants
Highway NOTE Inf 1
Contaminated Land - Informative (Extensions)
Non-standard note re: S106
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity or highway safety and would not
adversely impact upon the character and built form of the surrounding area. 

8.2  A planning application for 10 dwellings has been submitted on the site opposite.  It is not
considered that the proposal opposite would have an effect upon the conclusions in respect of
the application site.  Each application should be considered on its own individual merits. 

8.3  Approval is recommended subject to conditions and a Section 106 legal agreement to secure
provision of planning contributions.

8.4  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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7

CASTON
The White House
The Street

Godfrey & Hicks Ltd
109 Fordham Road Snailwell

Solo Designs
Ash Tree House 71 Silver Street

Demolition of existing dwelling & erection of 8 new dwellings. 

Full

3PL/2014/1002/F

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design, scale and impact on the appearance and character of the area.  
Impact upon residential amenity
Highway safety
Trees/ecology
Affordable Housing/open space contributions
Flood risk

 KEY ISSUES

This application seeks full planning permission to demolish an existing two-storey dwelling known
as The White House on The Street in Caston and replace it with 8 new dwellings.

The scheme would comprise one 5 bedroom dwelling (plot 1) to replace The White House, four 4
bedroom semi-detached dwellings and three 3 bedroom dwellings. 

It is proposed that the new dwellings to the front of the site (plots 1,6,7 and 8) would be
constructed in brick and tiles with rendering.  The proposed dwellings to the rear of the site (plots
2,3,4 and 5) have been designed to reflect the appearance of a traditional farm complex and
constructed in pantiles and brick/weather-boarded walls.  
 
Access to the site would be a single access point off The Street.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Liz Starling

No Allocation
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The site comprises of The White House, a two-storey dwelling, associated outbuildings and
garden land. The site measures approx. 0.4 hectares in size and is located at the north-western
edge of the village opposite Caston primary school. A very small part of the frontage of the site is
in Flood Zone 3 and the majority of the site is within the Settlement Boundary. Although The
White House is a 19th century building of clay lump/shuttered clay construction, it is not listed and
is not within the Conservation Area.

 SITE AND LOCATION

3PL/2014/0100/F - Full planning permission for the demolition of the existing dwelling and the
erection of 8 new dwellings - Refused under delegated powers on 12th June 2014. Refusal
grounds included inappropriate design and layout, failure to address issues of ecology, flood risk
and highway safety and the lack of open space and affordable housing contributions. 

3PL/2009/0123/O - Outline planning permission for revised house type (plot 1) - Approved on
19th May 2009.

3PL/2008/0975/O - Outline planning permission for the erection of 4 dwellings -  Approved on
29th September 2008.

3PL/2008/0363/O - Outline planning permission for the demolition of The White House and
erection of 8 dwellings - Refused at committee on the 29th April 2008. Appeal dismissed.

3PL/2008/0049/O - Outline planning permission for the demolition of The White House and
erection of 16 dwellings - Withdrawn on 29th February 2008.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.05
CP.08
CP.09
CP.10
CP.11
CP.12
CP.14
DC.01

Housing
Developer Obligations
Natural Resources
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Energy
Sustainable Rural Communities
Protection of Amenity

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
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CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    
No objection.  Scheme includes some recommendations relating to crime prevention raised in
previous application and general advice in respect of Secured by Design principles/status. 

 CONSULTATIONS

DC.02
DC.04
DC.11
DC.12
DC.13
DC.16
DC.19
NPPF

Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to section 11, paragraphs 8 and 49.

CASTON P C -   
All members of Caston Parish Council strongly object to this application on the following grounds;

- Unacceptable backland development on a sensitive site on the outskirts and approach to the
village.
- Overdevelopment of the site.
- Out of keeping with the traditional linear development characteristic of the village. 
- Introduction of a footpath and crossing points would add to the urbanisation of the development.
- This type of development is not required in the village and detrimental to the character of the
area. 
- Proposed design and layout would be incongruous within the street scene and would harm the
character and appearance of the entrance to the village. 
- Three storey buildings at the edge of the village unacceptable.
- Scale of the development could lead to a large number of vehicles using and access point
opposite the school where a large number of cars park along the roadside.
- The White House should not be demolished. It is a good example of a typical 19th century
farmhouse and Its deterioration has continued largely due to the intentional neglect by the
present owner. This should not be used a ploy for its eventual demolition. 
- Site within a flood risk area and was severely flooded during village floods.
- Creation of an additional road junction opposite the school would undoubtedly lead to additional
traffic congestion at an already congested area at school start and finishing times and raise
safety issues.

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ENVIRONMENTAL HEALTH OFFICERS    

NATURAL ENGLAND    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

HISTORIC BUILDINGS CONSULTANT    

No objection on highway safety grounds subject to conditions in respect of access, visibility and
parking and turning provision.  Informative notes also requested in respect of highway and
watercourse works.   

No objection subject to the imposition of a condition in respect of flood mitigation measures.

No objection subject to conditions in respect of noise/dust mitigation and control over timings of
construction works to alleviate environmental concerns.  

No objection.

No objection based on submitted Ecological report and subject to the imposition of conditions.

No objection subject to conditions in respect of site survey works, remediation and unexpected
contamination.  

Objection. The White House appears fairly typical of the 19th century two-storey clay lump
houses found in this and several adjacent parishes, with single pile and rear outshot under a
monopitch or lean-to roof. Whilst this building type appears to be of an extended single pile
format, it is usually found that both elements of the building are contemporary to one another.
This plan format owes much to earlier framed buildings which were usually of 3 bays with a lobby
entrance. Whilst the vast majority of comparable buildings are constructed using clay lump
blocks, a lesser number are built using shuttered clay, which has similarities to shuttered earth or
pise de terre.

The recent failure of the walling appears to show the original walling is shuttered clay as opposed
to clay lump, as the exposed walling does not exhibit bed or perp jointing which would ordinarily
indicate clay lump block work. It must be stressed, however, that this observation is based on
visual inspection only and that the walling was not thoroughly inspected or opened up due to the
close proximity of the collapsed area. 

The applicants agent states clay batts are 'inherently unstable' which I strongly dispute. Clay
lump walling is typically constructed using 18" x 9" x 6" blocks laid on their back, in stretcher
bond, therefore inherently more stable than, for example, concrete block walling which is
invariably laid on its edge. Clay lump walling fails primarily due to ill informed post build
intervention using impermeable materials, a lack of maintenance or prolonged neglect, and, in
the case of farm buildings, destruction by burrowing vermin such as rats. I would also dispute the
claim that it is extremely difficult to raise any form of mortgage on clay batt buildings.
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Two letters of objection has been received from local residents on the following grounds;
- The White House should be retained as it is an important building in the village.
- Number of dwellings proposed constitutes overdevelopment and scale and appearance of
proposed dwellings out of keeping with other developments in the village.
- Lack of public transport will make future occupants car reliant.  Increase in traffic associated
with the site will also cause traffic problems/highway safety issues, a particular concern as the
site is opposite the school.  
- Unsustainable location for new housing due to poor access to jobs, services and facilities. 
- Lack of need for type of housing proposed.
- Reasons for previous refusals and Appeal dismissals for dwellings on this site remain valid,
particularly in that the scheme would be detrimental to the character and appearance of the area.
- Detrimental to reasons why TPO 54 imposed.

 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT    

Whilst it is noted that the walling at The White House is coated in a composite material as
opposed to a lime render or clay daub, the interior walling retains its lime plaster coats.  It was
also noted that the guttering to the collapsed section of walling is missing: it is not known if this
detached during the recent collapse, or was lost some time previously  If the latter, then the
saturation of the walling over an extended period would have lead to its saturation, potentially
contributing to the collapse in this area.

It would appear that this localised collapse has in turn impacted on the remainder of the rear
elevation, due to reduced structural restraint.

It could be suggested that at this stage the remainder of the building, the single pile element to
the front, has not been impacted on in the same way and could therefore be repaired and
retained, more especially if it is confirmed that the walling is of shuttered clay as opposed to the
more usual clay lump construction.

I am of the opinion that if the building is of shuttered clay, that the single pile element be retained
and restored and that a new extension is provided to the rear. This would surely present an
exciting opportunity for the applicant to improve this area of the village whilst respecting its built
heritage rather than simply removing it.   It should also be noted that the use of shuttered clay as
opposed to clay lump, was a contributory factor to English Heritage listing a barn in an adjacent
parish in 2009.  This offers positive confirmation that the material is of acknowledged significance
and worthy of retention. 

No objection based on the AT Coombes Arboricultural Assessment and subject to conditions in
respect of the development being carried out in full accordance with the accompanying
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method
Statement.

NORFOLK WILDLIFE TRUST -  No Comments Received 
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1.0  This application is referred to Planning Committee as the scheme is, in part, contrary to
Policy DC2 and CP14 of the Breckland Core Strategy 2009, and the contentious history of the
site.

1.1  Members will note that a similar application to demolish The White House, and replace it with
8 dwellings (albeit different in terms of design and layout)(ref: 3PL/2014/0100/F) was refused in
February 2014 under delegated powers on various grounds including inappropriate design and
layout, failure to address issues of ecology and flood risk, highway safety and the lack of open
space and affordable housing contributions. 

2.0  Principle of development

2.1  The site lies in part (plots 3, 4 and 5 only) outside the adopted Caston Settlement Boundary.
For this reason the proposal conflicts in principle with Policies DC2 and CP14 of the Core
Strategy and Development Control Policies Development Plan Document (2009).  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.

2.4  In terms of the economic and social criteria, the proposal would provide  eight dwellings for
market sale, and would therefore make a positive, albeit modest, contribution to the housing
supply shortfall, and provide some short-term economic benefits through its construction.  

2.5  Environmentally, although part of the site lies outside the Settlement Boundary, this land lies
directly adjacent to the defined boundary, and is set on the edge of a relatively built up part of the
village adjacent to existing residential development, the village primary school with the site
fronting onto The Street.  As such, it is considered that the proposal would not intrude into the
open countryside and would not be isolated.  

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.  

2.7  With regard to availability and deliverability, this is a full application
and the agent has confirmed that the site is available now and the intention is to commence the
development in the immediate future, demonstrating that the site could be delivered within 5

 ASSESSMENT NOTES
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years to meet the housing 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.

2.8  With regards to whether this is a suitable location, Caston is classified as a Rural Settlement
through Core Strategy SS1. Rural settlements contain limited services and facilities and are
considered to be unsuitable for growth as they are largely reliant on higher order settlements for
services and facilities.  Paragraph 55 of the NPPF states that rural housing should also be
located where it will enhance and maintain the vitality of existing rural communities.

2.9  Caston benefits from access to some local services and facilities including a primary school,
public house, village hall and limited public transport links to other settlements.  However, it is
acknowledged that there is a lack of immediate access to medical and retail facilities in the
village, resulting in a general reliance upon private vehicle use to access most day-to-day
requirements.  Whilst this weighs against the proposal, it is also acknowledged that a number of
the proposed dwellings are located within the Settlement Boundary and that the scheme would
offer support to existing village facilities.

2.10  Overall, it is considered that whilst the development would have limited access to some
local services and facilities, the scheme does in part lie within and adjacent to the Settlement
Boundary, and would therefore not result in isolated development in the countryside, and would
help maintain the vitality of the local community.  The scheme would also provide additional
housing, generate some economic activity, offer a degree of support to existing village amenities
and could be development without causing harm to the character of the area.  It is considered
therefore that the adverse effects of the proposal would not significantly and demonstrably
outweigh its benefits. 

3.0  Design, scale and impact on the character and appearance of the area.

3.1  Whilst it is acknowledged that a scheme for 4 dwellings has already been previously
accepted on this site, that scheme involved the retention of The White House, and as a
consequence had less impact on the existing streetscene. Furthermore, a reason cited in the
recent refusal of the application for 8 dwellings included the scheme failing to reflect the form and
character of  existing development in the locality (ref: 3PL/2014/0100/F).

3.2  The current application proposes the loss of The White House and proposes a more dense
form of development, designed around a cul-de-sac comprising of a mixture of detached and
terrace properties.  Whilst the existing pattern of development in this part of the village is
predominantly linear, it is considered that the proposed scheme has been designed in a manner
which would help to maintain the continuity of the streetscene, with plots 1, 6, 7 and 8 reflecting
the linear pattern of development along The Street.  Furthermore, the proposed dwellings to the
rear of the site would have lower ridgelines and be partly screened from The Street by the houses
set along the site frontage.  Plot 1 would also comprise of a larger five bedroom detached
dwelling designed to reflect the siting and scale of the existing property to be demolished on the
site.  It is therefore considered that the proposed scheme would be acceptable in terms of its
design, scale and layout, and would not cause undue detriment to the form and character of the
existing development in the vicinity or to the streetscene.  It is however suggested that conditions
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be imposed in respect of materials and the removal of permitted development rights for future
alterations, extensions, and outbuildings, in the interest of protecting the visual and residential
amenity of the area.

3.3  Concerns have been raised by the Parish Council, local residents and the Historic Buildings
Consultant to the loss of the existing property.  Whilst the loss of The White House is unfortunate,
the decision of the Inspector, in dealing with previous appealed application in 2008, accepted the
loss of the building, which was not considered of such merit as to warrant preservation. The
condition of the property has deteriorated further since this time, and as it does not have any
formal protected status, it is considered that its retention as part of the redevelopment of the site
is difficult to justify. 

3.4  Notwithstanding this, the dwelling does contribute to the character and appearance of this
area of the village, and therefore any replacement building should reflect this. Based on the
streetscene drawings which have been submitted with the application to interpret the scheme in
its context, the proposed replacement dwelling is considered acceptable in terms of its design
and scale, reflecting the appearance of the existing building, as well as being acceptable within
the context of the street scene.

4.0  Impact upon residential amenity

4.1  In terms of neighbour amenity, it is acknowledged that the development would have a degree
of impact on the residential amenities of the existing properties to the south of the site. However,
this impact is not considered to be significant.  The design and layout of the proposed dwellings,
combined with the degree of separation between the properties is such that direct overlooking
would be avoided, as well as loss of light.   

4.2  Whilst the scheme would generate an element of noise and disturbance, particularly during
the construction phase, no objection has been raised by the Council's Environmental Health
Officer in this regard, subject to the imposition of conditions in respect of controlling the timing of
construction works taking place.

4.3  Furthermore, it is considered that the plots are of sufficient size to provide future occupants
with adequate levels of amenity.   

4.4  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.  

5.0  Highway safety

5.1  The application proposes a single access point off The Street to serve all 8 dwellings. 

5.2  Concerns have been raised by both the Parish Council and local residents that the scheme
would be detrimental to highway safety due to its location opposite the school and the scale of
development proposed.

5.3  Notwithstanding these concerns, and the fact that the highway safety was cited as a refusal
reason on the recently refused application due to lack of details (3PL/2014/0100/F), this
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application has been assessed by the Highway Authority who have raised no objection on the
grounds of highway safety, subject to the imposition of conditions in respect of access, visibility
and parking and turning provision. As such, it is considered that the scheme would safeguard
highway safety and accord with Policy DC19 of the Breckland Core Strategy.

6.0  Trees/Ecology

6.1  Whilst the site lies outside the designated Conservation Area with no protected trees on it,
there are a number of mature trees/hedgerows on or adjacent to the site.   

6.2  An Arboricultural Report has been submitted in support of the application which has been
assessed by the Tree Consultant.  No objections have been raised on the grounds that the report
adequately identifies and addresses the risks to the vitality of important trees.  Conditions have
however been suggested, particularly in respect of tree protection being undertaken during
construction works.  

6.3  An objection was also raised to the previously refused application (3PL/2014/0100/F) on the
grounds that the impact on ecology had not been adequately assessed given the Ecological
Report was out of date.  An updated Ecological Report has now been submitted as part of this
current application and assessed by the Ecologist who has raised no objection subject to
conditions.

6.4  As such, it is considered that the scheme has adequately assessed the impacts on
ecology/protected species and trees, and subject to conditions, would accord with section 11 of
the NPPF and Policies CP10, CP11 and DC12 of the Breckland Core Strategy.

7.0  Affordable housing/open space contributions 

7.1  Two of the refusal reasons cited on the recently refused application were the lack of an
appropriate financial appraisal being submitted to adequately determine if the provision of
affordable housing rendered the scheme unviable and no undertaking being made for open
space provision contrary to Core Strategy Policies DC4 and DC11.

7.2  Notwithstanding this, in light of recent changes to paragraph 12 of the Planning Obligations
section of the National Planning Policy Guidance (NPPG) since the last application was
considered, schemes such as this for 10 or less dwellings no longer trigger the requirement to
provide affordable housing and open space contributions, as previously required under Policies
DC4 and DC11.  Therefore, it is considered that the refusal of this application on these grounds
could not be justified.  

8.0 Flood risk

8.1  Given that part of the site is located within flood zones 2 and 3, the
Environment Agency objected to the previously refused application on the grounds that flood risk
had not been adequately assessed.  A revised Flood Risk Assessment (FRA) has now been
submitted as part of this new application and the Environment Agency have withdrawn their
formal objection. Conditions have however been suggested in respect of flood mitigation
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Planning Permission

3007
3047
MT03
3405
3920
3949
3946
HA11
HA19
HA24
3920
3920
3920
3920
3920
3920
PD01
PD07
3923
AN63
AN67
4000
3996

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Fencing/walls - details and implementation
Ecology conditions
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Private access road - width
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Flood risk mitigation condition
Tree works condition
Noise levels condition
Working hours condition
Dust migration condition
Site clearance condition
No additional windows at first floor
No PD for classes A B C D & E
Contaminated Land - Informative (Extensions)
NOTE NCC Inf 4 Works in highway
NOTE NCC Inf 8 Flood Risk and Water Management
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

measures being incorporated into the development.  The application is therefore now considered
to accord with Policy DC13 of the Breckland Core Strategy.  

9.0  Other issues

9.1  The application has been assessed by the Council's Contaminated Land Officer who raises
no objections on contamination grounds subject to the imposition of appropriate conditions.  

10.0  Conclusion

10.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined by paragraph 7 of the NPPF, which would help to support the
local community, would not compromise local amenity or the local environment, and would not
adversely impact upon the character and built form of the surrounding area.   

10.2  It is considered that the applicant has overcome the reasons why the previous application
was refused, and the application is recommended for approval subject to suitable conditions.
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2001
2014

Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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8

LYNG
Land to Rear of The Fox & Hounds
The Street

Mr Jonathon Powley
c/o Bracken Developments 12 Tulip Garde

McArthur Tring Architects LLP
121 Ber Street Norwich

Construction of 2 new 3 bedroom houses  

Full

3PL/2014/1012/F

Y

Adjacent Grade 2*

In 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, scale and landscape impact
Highway safety
Impact upon residential amenity
Archaeology 
Heritage Assets

 KEY ISSUES

This application seeks full planning permission for 2 dwellings with 3 bedrooms each. 
The scheme originally proposed 3 dwellings, but this was reduced down to 2 following discussions
and negotiations.  
The dwellings would be located on a grassed area to the rear of the Fox and Hounds Pub, The
Street within the village of Lyng.

The application site lies to the north of The Street, on an area to the rear of a car park serving the
Fox and Hounds Pub and residential dwellings along 'The Common' within the village of Lyng.
The site is located within the Settlement Boundary of the village.  
Residential dwellings are located to the north and south of the site and St Margaret's Church is
located to the east of the site.  
An existing access from The Common to the car park gives access to the application site.  The
existing hard surfaced car parking area would be unaffected by the proposal. 
A parking area also exists to the front of the Public House. 
The application site is located within the Lyng Conservation Area.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jason Parker

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.11
CP.13
CP.14
DC.01
DC.02
DC.13
DC.16
DC.17
DC.19
NPPF

Spatial Strategy
Housing
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Flood Risk
Design
Historic Environment
Parking Provision
With particular regard to Paras 14, 17 and 126-141

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 -   
The Council's comments reiterate their earlier concerns regarding the original scheme:- 

In relation to amendments, the Council continues to have a number of objections:- 
- The site lies within a designated conservation area and there appears to be no due regard to
this in terms of dwelling design.  The proposed dwellings remain entirely incongruous to their
surroundings, particularly given their proximity to the Grade II listed St Margaret's Church.

- Plan does not identify adjacent single storey dwellings or show relative ridge heights making it
difficult to judge impact on street scene.  Would prefer single storey dwellings 
- Notwithstanding changes in the amended scheme, obtrusive mass and density remain an
issue.. Turning and extra parking for guests is also limited.

- Gated entrance - cars waiting at gates would block car park access

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

Recommends conditions in relation to centreline markings at access, widening of access with
drainage, visibility splay, access, parking etc. laid out, surfaced etc and retained with informative
regarding works within the highway.

No further comments in respect of amendments.

Planning permission could be granted to the proposed development as submitted subject to a
planning condition requiring works in accordance with the Flood Risk Assessment and mitigation
measures within the FRA.
Informative regarding groundwater protection and pollution.

No objection.

In respect of amended scheme:
Condition works in accordance with Arboricultural Impact Assessment, Tree Protection Plan and
Arboricultural Method Statement. No operation on site until protection works are in place.
Fencing to be retained. 

No objection subject to condition in respect of unexpected contamination

Comments for in respect of change to 2 houses remain the same as for original application:-
Concerns regarding site entrance off busy road; close proximity of the Public House's beer
garden and car park; building on land known to flood and increase in surface water run-off from
the development.
Foul drainage would need to go to main water authority sewer as ground is often saturated and
unsuitable for on-site ground dispersal.  The application states mains drainage will be used.
Access issues dealt with my Highway Authority; noise concerns would be reduced by continuous
brick wall, over 2m in height and along the entire length of the car park' FRA concludes that
flooding increases will be neutral but concerns remain.

No objection subject to conditions in respect of hours of construction works, surface water

- Access for emergency and commercial vehicles is exceedingly difficult.  Plan does not show
narrowness and relationship with dwelling wall opposite entrance.  Sharp bend in the highway to
the east is not shown on plan.

The Fox PH customer parking is permitted on Parish Council owned land at the front of The Fox
PH.  This land forms part of a village green and is also made available to users of St. Margaret's
Church.
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15 Letters of representations have been received from neighbours which raise the following
summarised concerns; 
- highways access and parking
- traffic approaching 
- emergency vehicle access 
- residential dwellings would conflict with pub car park in relation to amenity 
- wildlife 
- flooding and drainage
- protected trees 
- boundary ownership issues 
- noise and impact upon amenity

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee at the request of the Ward
Representative in the light of local interest.

2.0  Principle of development

 ASSESSMENT NOTES

ENVIRONMENTAL SERVICES OFFICER    

HISTORIC ENVIRONMENT OFFICER    

disposal, foul sewage to mains foul sewer, no bonfires, 2m high continuous brick wall between
car park and housing land..  

No objections, but for info, the residents of the new houses would need to bring their bins to the
main road as the access will be unadopted and too narrow to manoeuvre a refuse vehicle in.

As outlined in our previous correspondence the proposed development is located in the historic
core of Lyng, immediately adjacent to the medieval church of St Margaret. Medieval sites are
present to the east of the church and to the south of the proposed development. An
archaeological evaluation of the site was carried out in November, which established that post
medieval features of uncertain function are present on the site and it is likely that these features
extend into the area of development. There is also potential that buried features of other periods
may be present in these areas. Consequently there is potential that significant heritage assets
with archaeological interest (buried archaeological remains including human remains associated
with the medieval churchyard) may be present at the site and that their significance may be
affected by the proposed development.
Our comments therefore remain the same as previous. If planning permission is granted, we ask
that this be subject to a programme of archaeological work in accordance with National Planning
Policy Framework para 141. 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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2.1  The application seeks full planning permission for two dwellings.  The site is located within
the Settlement Boundary for the village and, as such, is considered suitable, in principle, for
residential development.  The proposal is considered to be in accordance with Policies C2 and
CP14 of the Core Strategy and Development Control Policies Development Plan Document
(2009) which seek to focus new housing within defined Settlement Boundaries.  

2.2  It should also be noted that the District does not have a five year supply of housing and must
also consider sites outside of existing development boundaries.  This adds greater importance to
the potential for development to occur within the existing defined development boundary and
making efficient and effective use of land in accordance with the National Planning Policy
Framework (NPPF). 

3.0  Design, scale and landscape and heritage impact 

3.1  The original site plan proposed three dwellings on the site which was considered to be an
overdevelopment of the site resulting in a cramped form and appearance.  The Historic Buildings
Consultant made similar comments. 

3.2  Following discussions and the consideration of further design suggestions, an amended
scheme for two dwellings was submitted.  It is considered that the reduction down to two
dwellings would result in a satisfactory form of development in relation to layout and landscape
impact.  The proposed dwellings are of a reasonable design and appearance and are considered
to be acceptable.   

3.3 The proposal is located in close proximity to the Grade II* Listed St Margarets Church.
However, the application site is located outside of the curtilage of the listed buildings and is
segregated by existing screening.  It is not considered that the proposal would affect the setting
of the Listed Building.  Due to the location of the site and the scale of the development proposed,
it is not considered that the proposal would have a significant impact upon the setting of any other
Heritage Asset within the area. 

3.4 The site is also located within the Conservation Area.  Section 69 of the Planning (Listed
Building and Conservation Areas) Act 1990 defines conservation areas as "areas of special
architectural or historic interest, the character or appearance of which it is desirable to preserve
or enhance" and local planning authorities have a statutory duty to identify and designate such
areas.  Section 72 of the Act requires that LPAs pay special attention in the exercise of planning
functions to the desirability of preserving or enhancing the character or appearance of a
conservation area. 

3.5 The application site is located to the rear of existing buildings and has existing defined
boundaries.  Whilst the proposal is not considered to enhance the Conservation Area, it is not
considered to undermine the interest and character of the Conservation Area and would therefore
preserve the Conservation Area.  

3.6 It should also be noted that The Historic Buildings Consultant is in support of the
amendments and considered the scheme to be acceptable.

4.0  Highway matters
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4.1  Access to the site would be via the existing access serving the Fox and Hounds rear parking
area.  

4.2  Concerns have been raised locally that the scheme would result in detriment to highway
safety.  

4.3  Notwithstanding these concerns, the application has been assessed by the Highways
Authority.  The Highways Officer suggested the imposition of conditions relating to the widening
of the vehicular access and the provision of an improved visibility splay.   In addition to these
comments it was noted that the details submitted in respect of the provision of an improved
visibility splay did not include 'centreline markings'.  If a suitably worded condition could be
imposed to require these details to be submitted, then the Highway Authority raised no objection
to the proposal subject also to the other conditions suggested. 

4.4  The proposal would provide for 2 dwellings which would typically attract up to 6 traffic
movements per each dwelling.  The suggested conditions would improve an existing access point
used by the pub for the car park and would meet the highway standards in relation to accessibility
and visibility splays.  It is also considered that a condition could be imposed to require the
centreline markings details to be submitted to meet the requirements of the Highway Authority.
As such, it is considered that the scheme would safeguard highway safety and accord with Policy
DC19 of the Breckland Core Strategy.   

5.0  Impact upon residential amenity

5.1  Concerns have also been raised by local residents that the scheme would detrimentally
impact on the residential amenities of the occupants of nearby properties, particularly in respect
of loss of privacy, light and noise and disturbance.  The proposed dwellings and windows are
located at a satisfactory distance and orientation away from neighbouring properties to avoid
unacceptable overlooking and a loss of privacy.  It is also considered that, as the access leading
to the site is already used by the Public House car park, the proposal would not result in
detriment in relation to noise and disturbance to neighbours.   It is considered that the
development can adequately safeguard residential amenity. 

5.2  Furthermore, the plot sizes identified are considered to be of sufficient size to provide future
occupants of the development with adequate levels of amenity.  

5.3  In order to create separation between the Public House car park and the new proposed
dwellings, it is suggested that a brick wall is provided, to act as a barrier from the pub.  This is
also recommended by the Environmental Health Officer.  

5.4  Subject to the imposition of a condition requiring a brick wall, as mentioned, it is considered
that the scheme accords with the requirements of Policy DC1 of the Breckland Core Strategy.   

6.0  Other issues

6.1  No objection has been raised by the Council's Contaminated Land Officer subject to the
imposition of precautionary unexpected contamination conditions.  As such, it is considered that
the scheme would accord with Policy CP9 of the Breckland Core Strategy.  
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6.2  The Environment Health Officer raises no objection to the proposal subject to restrictions in
relation to times that clearance and construction works can take place, details of surface water
and foul drainage to be submitted and that no bonfires can be lit.  In addition to these conditions it
is also recommended that a continuous brick wall is constructed along the proposed boundary
between the public house car park and the new homes in order to protect the amenities of the
occupiers of the proposal.  Subject to the imposition of these conditions no objections are raised
on environmental health grounds. 

6.3  The Waste and Recyling Officer raised no objection to the proposal, but noted that the
residents would have to bring their bins to the main road. 

6.4  The Tree Consultant raised no objection to the proposal subject to operations on site taking
place in accordance with the submitted Arboricultural Impact Assessment (AIA), Tree Protection
Plan (TPP) and Arboricultural Method Statement (AMS). No other operations shall commence on
site in connection with the development until the tree protection works and any pre-emptive tree
works required by the approved AIA or AMS have been carried out and all tree protection barriers
are in place as indicated on the TPP. Subject to the imposition of a condition relating to the
recommended tree protection methods, no objection is raised to the proposal in relation to the
impact upon trees. 

6.5  In relation to flooding, the Environment Agency were consulted and raised no objection to the
proposal, subject to the imposition of a condition relating to constructing properties with a finished
floor level no lower than 16.5 m above Ordnance Datum (AOD), a compensatory flood storage
scheme to be submitted and the mitigation measures as part of that scheme fully implemented.
It is considered that if the development proceeds in line with these suggested mitigation
measures that the proposal would be acceptable in relation to the potential of flooding. 

6.6  In relation to archaeology, it was noted by the Historic Environment Service that there is
potential that significant heritage assets with archaeological interest (buried archaeological
remains including human remains associated with the medieval churchyard) may be present at
the site and that their significance may be affected by the proposed development.  It was
therefore recommended that an archaeological evaluation be undertaken.  This work took place
and a report has been recently submitted to the Council. Whilst comments are awaited from the
Historic Environment Service in relation to this matter, it is considered that if the site is regarded
as important, that a programme of works could be negotiated.  Once comments are received
these will be reported. 

7.0  Conclusion

7.1  In conclusion, it is considered that the proposal would contribute towards the provision of
housing and relates to a site that is located within the Settlement Boundary, whilst making
efficient use of unused land.  The proposal would help to support the local community, would not
compromise local amenity or highway safety and would not adversely impact upon the character
and built form of the surrounding area. 

7.2  Approval is recommended subject to conditions



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

Planning Permission

3007
3047
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
4000
3996
2001

Full Permission Time Limit (3 years)
In accordance with submitted
Details of centreline in relation to highways
Highways - vehicular access improvements
Highways - Visibility splay
Install Brick Wall to protect amenity
Details of surface water and foul drainage
No bonfires
Restrict construction times and clearance
Protection of tree conditions
Environment Agency Flooding condition
Potential archaelogical conditions
Unexpected contamination conditions
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions

 RECOMMENDATION

 CONDITIONS
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ASHILL
Land on Hale Road

Mr Tony Rowe
Brick Kiln Farm Ovington Rd

Anglia Design LLP
11 Charing Cross Norwich

3 New dwellings and detached garage (1No 2 bed and 2No 3 beds) 

Full

3PL/2014/1059/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
Scale, design and materials appropriate to dwelling and location
Impact upon amenity
Impact upon highway safety
Impact upon trees

 KEY ISSUES

This application seeks consent for the erection of three detached two storey dwellings, on a site
located outside of any defined Settlement Boundary. The application states that the proposals will
be constructed out of traditional materials; however no specific details have been provided. Plot 1
will have its own access with plots 2 and 3 being served by the same access with a double
detached garage (one for each dwelling) located between the two properties. 

The application site is located outside of any defined Settlement Boundary and is located to the
north of Ashill. The application site is an area of open land which is bounded to the north by a
residential dwelling, to the south by an area of open land and beyond residential dwellings, to the
west by the highway, and to the east by agricultural land. The site boundaries are relatively open
with post and wire fencing and some hedging and trees.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objections subject to conditions relating to access gates, visibility splay, proposed access and
on site car parking and turning area, off-site highway improvements (pedestrian footway), and an
informative relating to works within a public highway.

Recommends condition in respect of unexpected contamination

 CONSULTATIONS

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

Protection of Amenity
Principles of New Housing
Open Space
Design
Parking Provision
With particular regard to paragraphs 7, 8, 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 

ASHILL P C -   
This application was objected to by majority vote on grounds that outside deveolpment guideline
and if allowed could open floodgates to development of other sites in the vicinity. Also with one
fatality along this stretch of road it is not considered suitable for additional housing.

No

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC.02 and CP.14
of the Breckland Core Strategy 2009. 

2.0  Principle of development

2.1  The application seeks consent for three dwellings outside of any defined Settlement
Boundary. For this reason the proposal conflicts in principle with Policies DC02 and CP14 of the
Core Strategy and Development Control Policies Development Plan Document (2009), which

 ASSESSMENT NOTES

ENVIRONMENTAL SERVICES OFFICER    

The supplied tree survey does not provide sufficient information.  A tree survey in accordance
with BS5837:2012 should be provided.  Information regarding tree protection and method
statement will be required as it appears that under the current proposal there is work close to
retained trees, again this must be in accordance with BS5837: 2012.  Access passing through the
root protection areas of trees must be no-dig, full details of the no dig specification will be
required.

Further comments
Details regarding the Ash tree shown to be retained will be required.  This should initially give all
information in accordance with BS5837: 2012.  This will identify the above and below ground
constraints: Root Protection Area (RPA) and canopy spread.  The access and turning area as
shown will be within the RPA, it will therefore need to be of no-dig construction, full details of the
no-dig construction including how it will be installed (arboricultural method statement) will be
required in order to demonstrate that the tree will not be damaged.

Condition:  Operations on site shall take place in complete accordance with the approved
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method
Statement (AMS) supplied by Oakfield Arboricultural Services, dated 19th December 2014.  No
other operations shall commence on site in connection with the development until the tree
protection works and any pre-emptive tree works required by the approved AIA or AMS have
been carried out and all tree protection barriers are in place as indicated on the TPP.  The
protective fencing shall be retained in a good and effective condition for the duration of the
development and shall not be moved or removed, temporarily or otherwise, until all site works
have been completed and all equipment, machinery and surplus materials removed from site,
unless the prior written approval of the local planning authority has been sought and obtained

Its not clear, but the development looks to be down a new, unadopted road.  Its likely this road
will be difficult for a refuse vehicle to access; the properties will therefore need to bring their bins
to the public highway.
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seek to focus new housing with defined Settlement Boundaries. 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 NPPF identifies three dimensions of sustainable development:
- 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.

2.4  In terms of the economic and social criteria, the proposal would provide two dwellings for
market sale, would make a positive, albeit modest, contribution to the housing supply shortfall
and provide some short-term economic benefits through its construction. 

2.5  Environmentally, although outside the Settlement Boundary, the proposed development
would be bounded by existing housing to the west, east and south. Therefore, it is considered
that the proposal would not intrude into the open countryside and would not be isolated. 

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

2.7  The application is a full application, where the applicants have confirmed that the site is
available now with the potential of the properties being available within 12 months, 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.

2.8  In regard to whether this is a suitable location, Ashill 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.
Paragraph 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. 

2.9  Ashill contains a General Store, a Public House, a Primary School, and a Village Hall, which
are all within walking distance of the site and also benefits from a regular bus service to Kings
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Lynn, Watton, Swaffham and Dereham.

2.10  It is considered, due to the level of facilities available within Ashill, that the proposal would
not 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.  The scheme would also provide additional housing, generate some economic
activity, and be developed without causing harm to the character and appearance of the area. It
is considered therefore that, on balance, the adverse effects of the proposal would not
significantly and demonstrably outweigh its benefits.

3.0  Design, layout and scale

3.1  The application site is of a size that would result in a density of development that is similar to
surrounding plots, would not be out of character with development in the surrounding area and
would not result in a cramped form of development.

3.2  In terms of design the applicant has stated the proposed dwellings will be constructed of
brick and render for the walls and pantiles for the roof and therefore, if the application is
approved, a condition will be imposed for precise details and samples to be submitted to ensure
the development remains in keeping.

4.0  Amenity 

4.1  It is considered, due to the proposed siting of the dwellings and existing separation distances
between adjacent properties, that the proposed dwellings would not significantly impact on the
residential amenities of the neighbouring properties in terms of light, privacy, or overbearing
impact. As the boundaries are relatively open a condition for boundary treatments to be submitted
has been recommended to further protect neighbour amenity. 

5.0  Highway Impact 

5.1  The Highway Authority initially requested a number of amendments to the application
including extending the proposed footway to the south to link to the existing footway, amending
the access to Plot 1, and providing visibility splays.

5.2  An amended plan was submitted and the Highway Authority raised no objections subject to
conditions relating to access gates, visibility splay, proposed access, on-site car parking and
turning area, off-site highway improvement works (pedestrian footway), and an informative
relating to works within the Public Highway.

6.0  Impact upon trees

6.1  The Tree Consultant commented that the supplied tree survey does not provide sufficient
information and a tree survey in accordance with BS5837:202 should be provided.

6.2  A tree survey has been submitted and the Tree Consultant recommends approval subject to
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Planning Permission

TL01
3047
3104
3402
3920
4000
3996
2001
2014

Time Limit
In accordance with submitted
External materials to be approved
Boundary screening to be agreed
AIA, TPP, AMS in respect of trees
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

a condition for operations to be in accordance with the approved Arboricultural Impact
Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement (AMS)
supplied by Oakfield Arboricultural Services.

7.0  Other matters

7.1  In light of recent changes to paragraph 12 of the Planning Obligations of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC.4 and DC.11 of the Breckland Core Strategy.

7.2  The Contaminated Land Officer has been consulted and stated their records indicate that the
land had a previous use to that of the current grassed paddock and therefore recommend
imposing a condition relating to unexpected contamination.

8.0  Conclusion

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, would not compromise existing
neighbours¿/future occupiers¿ amenity and would not adversely impact upon the character and
built form of the surrounding area. In addition, Members should also recognise the ability of the
scheme to support the existing services and facilities in the village.

8.2  Approval is recommended subject to conditions.
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ASHILL
Land off Dunnetts Close

Bennett Homes
Low Green Barn Nowton

Bennett Homes
Low Green Barn Nowton

Residential development of 25 dwellings  

Reserved Matters

3PL/2014/1105/D

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design and materials appropriate to site and location
Visual impact
Impact upon amenities
Impact upon highway safety

 KEY ISSUES

This application seeks reserved matters approval for 25 dwellings on land off Dunnetts Close.
Outline planning permission was granted in 2012, under reference 3PL/2006/0441/O. 

The application site comprises a rectangular parcel of land located close to the centre of the
village and extending to approximately 0.8 hectare. The site comprises garden land and vacant
allotments. The site is adjoined by existing housing development and by the village green to the
south. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

Sites with PP 4 HSG
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3PL/2006/0441/0 - Residential development - Approved. 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

Previous comments regarding access and other issues have been addressed and recommend
conditions be imposed relating to the future management and maintenance of the proposed
street, proposed on-site parking etc, and informatives relating to works within the Public Highway,
street lighting, and works affecting a water course. They also advise condition 6, 7, 8 and 10 of
the outline consent remain relevant.

The proposed layout makes no allowance for trees located on the southern and western
boundaries of the site.  Proposed dwellings on the southern boundary will experience long

 CONSULTATIONS

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

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Design
Parking Provision
With particular regard to paras. 56 to 68

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 

ASHILL P C -   
Concerns regarding:
- 4 bed houses backing onto bungalows;
- Should all be bungalows to the western boundary;
- Drainage and flooding issues, particularly to the south west corner;
- Access and traffic, suggestion to widen Common Road in Dunnetts Close or instal a lay-by for
parking;
- What will the northern boundary consist of; and
- Access should be proposed to The Green.

Not Applicable

 CIL / OBLIGATIONS
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48 letters of objection were received raising the following concerns:
- Wish for access to be off Hale Road;

 REPRESENTATIONS

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

HOUSING ENABLING OFFICER    

periods of shade which will become worse, as trees (particularly Ash) have high growth potential.
Trees on southern boundary are subject to TPO.  I would consider that under the current layout
there will be future resentment from residents regarding light, leaves etc, resulting in pressure to
heavily prune or remove trees. The density of the development allows no provision of planting
large maturing trees which would be suitable for a rural setting, hence the inadequate planting
proposals of small ornamental trees.

No objections.

The information submitted has been reviewed and consider further investigation is required and
therefore recommend the imposition of conditions relating to the submission of a site
investigation/remediation, unexpected contamination and an informative relating to extensions.

Object as site has potential to be vulnerable to anti-social behaviour and levels of crime.
Concerns include:
- Rumble strip to entrance (symbolic barrier);
- Remove access from Hale Road;
- Provide unobstructed views to parking provision;
- Remove areas to loiter;
- Increase natural surveillance;
- Improve/maintain landscaping;
- Lighting plan; and
- Home security.

This site was agreed at 30% affordable housing in the outline permission.  The 7  proposed
affordable homes would appear to meet this requirement.  The tenure mix of predominantly
smaller units is a good match with our current need for smaller homes, and is welcomed.  To
ensure affordability in perpetuity, the units should be transferred to an RP at a price which
assumes no public subsidy is payable, and constructed to the relevant HCA standards.

ANGLIAN WATER SERVICE -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 
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- Impact on existing disabled housing (no. 30 and 32 Dunnetts Close);
- Traffic concerns;
- Sewage issues;
- Increase disturbance;
- Inadequate access;
- Overlooking of existing properties to the east and west;
- Insufficient parking;
- Increase in pressure on school/doctors;
- Discrepancy with footpath;
- Inadequate turning points within site;
- Increase flooding and increase in pressure on existing ditch; and
- Insufficient landscaping.

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

2.0  Principle of development

2.1  The principle of residential development is established by the outline planning permission
granted in 2012.  The current application is concerned only with matters of detail relating to the
design, scale and layout of the development

2.2  The Section 106 attached to the outline planning permission would secure affordable
housing, library services, education and recreation contributions.

3.0  Design, layout and scale

3.1  The application seeks consent for 25 dwellings which would result in a density of 29.76
dwellings per hectare (dph).  This is a lower density than the 36 dph which was approved at the
outline stage.  It is considered this reduced density and scale and development remains
acceptable and would not result in overdevelopment of the site or cause harm to the appearance
of the area.

3.2  The proposed layout and design of the development is considered to be acceptable.  The
proposed layout generally accords with the indicative details provided with the outline application,
whilst being of a lower density, in particular to the south of the site.  It is considered the more
informal pattern of development within the  majority of the site and the use of a variety of house
types would help to offset any sense of overdevelopment..  House designs would not be out of
character with development in the surrounding area and if approved a condition will be imposed
requiring precise details and samples of materials to be submitted to ensure the development
remains in keeping.

3.3  The properties to the south boundary will front onto Goose Green with a footway/cycleway
linking the site to Hale Road.  It is understood that discussions were had regarding a link to
Goose Green; however this was not conditioned as part of the approved outline and no link is
proposed.

3.4  If approved, permitted development rights will be removed for extensions, outbuildings etc.

 ASSESSMENT NOTES
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and walls and fencing to maintain the character of the development and to protect and maintain
neighbour amenity.

4.0  Amenity

4.1  Whilst some change to the immediate environment of neighbouring properties is inevitable
given the scale of the development, it is not considered that the proposed development would
result in significant adverse effects on local amenity.  To the eastern boundary Plots 13 and 14
and to the western boundary Plots 1 and 3 propose one and a half storey properties to minimise
the impact of the proposal on adjacent development and reduce the potential for overlooking.  In
regards to Plots 4 and 5 to the western boundary two storey properties are proposed.  Whilst it is
noted there may be some impact upon the existing properties fronting Hale Road, it is considered
the proposed separation distances (approximately 10-12m to the boundary and approximately
30m to the existing properties) and the proposed boundary screening (fencing and two proposed
trees and one existing tree on the boundary) will reduce potential overlooking and loss of privacy.

4.2  The remaining boundaries are less sensitive, currently leading onto Goose Green and the
access to the north.  If approved a condition would be attached to the planning permission to
ensure the landscaping and boundary treatments as proposed on the plans are carried out.

5.0  Landscaping

5.1  The Tree Consultant raised concerns regarding the potential pressure the development may
have for the future pruning or removal of trees within or adjacent to the site, with particular
reference to the trees to the southern boundary which are subject to Tree Preservation Orders.
Whilst it is noted that the existing trees will shade parts of the application site, it is considered
they will also provide some benefits in terms of providing additional screening and a more rural
feel to the development and, on balance, the scheme is acceptable.

5.2  The properties to the southern boundary of the site will front onto Goose Green and therefore
their rear private amenity spaces will adjoin the access road.  Additional information was
requested for these boundaries with regard to soft landscaping to ensure these boundaries do not
produce a hard edge to the development.  Brick planting troughs are proposed to the corners of
the boundaries to soften the impact.  This is considered appropriate.  The front boundaries to
these properties will consist of 0.7m wooden picket fencing which is considered appropriate due
to the fact these will front Goose Green with some also fronting the foot/cycleway which links to
Hale Road.

5.3  Additional landscaping was requested to the northern boundary to soften this boundary.
Additional tree planting is proposed along the northern boundary which is considered adequate
and will soften the northern boundary when entering the site.

6.0  Highway impact

6.1  Local concerns have been raised regarding the access off Dunnetts Close.  It should be
noted hat the access from Dunnetts Close was approved at outline stage with a footway/cycleway
proposed to link to Hale Road.
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6.2  The Highway Authority initially requested a number of amendments to the application
including amendments to the proposed type 6 road, turning heads, the footway/cycleway,
garages and parking spaces and evidence to show refuse/service vehicles can manoeuvre
around the site.

6.3  In terms of access, the proposed road layout and footway/cycleway link to Hale Road would
ensure that the development has a fair degree of permeability.

6.4 An amended plan was submitted and the Highways Authority recommends conditions be
imposed relating to the future management and maintenance of the proposed street, proposed
on-site parking etc, and informatives relating to works within the Public Highway, street lighting,
and works affecting a water course. They also advise condition 6, 7, 8 and 10 of the outline
consent remain relevant.  

7.0  Other matters

7.1  The Environmental Health Officer was consulted and raised no objection or comments on the
grounds of environmental protection, providing the development proceeds in line with the
application details.

7.2  Foul drainage will discharge into the existing adopted infrastructure in Hale Road via new
sewers.  Highway surface water will discharge into the existing ditch adjacent to the southern
boundary which discharges into an existing water course.  An existing surface water main
crossing the site from north to south will also be allowed for within the layout of the development.
Rainwater from the dwellings' roofs will discharge into new rainwater soakaways situated in the
individual rear gardens, a minimum of 5m from each dwelling.

7.3  The Contaminated Land Officer was consulted and requested a copy of the Phase 1 Report
which the Ground Investigation by AF Howland Associates relies on.  A copy of this was provided
and, considers further investigation is undertaken and therefore recommends the imposition of
conditions relating to the submission of a site investigation/remediation, unexpected
contamination and an informative relating to extensions.

7.4  The Housing Enabling Officer was consulted and states the 7 proposed affordable homes
would appear to meet the agreed 30% affordable housing in the outline permission.  The tenure
mix of predominantly smaller units is a good match with the current need and is welcomed.

7.5  The Crime Reduction and Architectural Liaison Officer raised concerns in respect of the
scheme in terms of anti social behaviour and levels of crime. If approved a note will be attached
drawing the applicants attention to the advice provided by the Crime Reduction and Architectural
Liaison Officer. 

8.0  Conclusion

8.1  In conclusion, the application is considered to be acceptable in planning terms and therefore
is recommended for approval, subject to the imposition of conditions.

8.2  Subject to no further concerns from the Highway Authority and Contaminated land officer,
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Approval of Reserved Matters

3012
3047
3104
PD07
PD04
3413
3920
HA24
3949
3946
9850
3994
3739
AN66
AN67
3994
3923
4000
3996
2001
2014

Approval of Reserved Matters condition
In accordance with submitted
External materials to be approved
No PD for classes A B C D & E
No PD for fences, walls etc
Indicated landscaping to be implemented
Future management and maintenance of street
Provision of parking and servicing - when shown on plan
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Outline planning conditions
NOTE Crime reduction and architectural liaison officer
Highway NOTE Inf 1
NOTE NCC Inf 7 Street lighting
NOTE NCC Inf 8 Flood Risk and Water Management
NOTE Discharge of condition 7
Contaminated Land - Informative (Extensions)
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

the proposal is considered acceptable subject to the imposition of any relevant conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

11

GREAT DUNHAM
The Smithy
Castle Acre Road

Mr P Grange
Pippins Castle Acre Road

Mr Matthew Gosling
6 Hawthorn Close Watlington

Demolition of existing cottage and construction of Two Dwellings & Garage
Block with parking

Full

3PL/2014/1116/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design and materials appropriate to dwelling and location
Visual impact
Loss of existing building
Impact upon neighbour amenity
Impact upon highway safety
Impact upon drainage

 KEY ISSUES

This application seeks consent for the demolition of the existing cottage (known as The Smithy)
and the construction of two one and a half storey detached dwellings and associated detached
garaging. 

The application site is located in the centre of Great Dunham. The site is bounded to the north by
the highway and on all other sides by residential dwellings. The existing dwelling is located
adjacent to the highway with access to the north east corner. The boundaries to the site currently
consist of low level walls, fencing and vegetation. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

HISTORIC BUILDINGS CONSULTANT    

No objections subject to conditions relating to access, visibility splay, on site car parking and
turning area, and an informative relating to works within the public highway.

No objections subject to conditions relating to ground gas, unexpected contamination and a note
relating to extensions.

No objections subject to conditions relating to surface water drainage and foul water drainage.

The argument for the retention of The Smithy is finely balanced and I would recommend that
thought is given by the applicant to its retention and potentially to an appropriate level of
additional development within the curtilage.

 CONSULTATIONS

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

Protection of Amenity
Principles of New Housing
Open Space
Design
Parking Provision
With particular regard to paras. 56 to 68 and 135

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 

GREAT DUNHAM P C -   
District & County Councillor M Kiddle- Morris has been asked to call in the plans on behalf of the
PC.

Not Applicable

 CIL / OBLIGATIONS
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7 Representations were received raising the following concerns:
- Out of character;
- Loss of historic building;
- Increased pressure on surface water and foul water drainage;
- Impact on amenity (loss of light and privacy);
- Impact on pedestrian and highway safety; and
- Increased noise disturbance.

 REPRESENTATIONS

1.0  This application has been referred to Planning Committee at the request of the ward member
in light of local interest.

2.0  Principle of development

2.1  The site lies within the Settlement Boundary for Great Dunham where the principle of
residential development is acceptable. Therefore the proposal is in accordance with Policy DC.02
of the Adopted Breckland Core Strategy.

3.0  Design, layout and scale

3.1  Castle Acre Road has a variety of house types, varying from bungalows to semi-detached
and detached two storey dwellings, generally of a mixed design and appearance but of a
relatively low density within close proximity to the site. It is considered that the proposal would
result in a density of development that is similar to surrounding plots, would not be out of
character with development in the surrounding area and would not result in a cramped form of
development. 

3.2  In terms of the design and appearance of the proposed dwellings it is considered that the
proposed materials are acceptable and will not be out of keeping within the immediate context.
The application states the proposal will be constructed of Old Anglian red facing bricks with parts
flint stone and Marley Mendip Old English red double concrete pantiles for the roof, which if
approved will be conditioned. 

4.0  Loss of existing building

4.1  Paragraph 135 of the NPPF stresses the need to take into account the effect of an
application on the significance of a non-designated heritage asset when determining the
application and a balanced judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset.

4.2  The Historic Buildings Consultant was consulted on the application due to the loss of the
existing building which is believed to be of historical merit and the historic smithy. The Historic
Building Consultant states the modern development to the north of New Farm has seen the loss
of what is historically shown as the Smithy. Consequently, the historic Smithy no longer exists
and it is not known if the application building has ever had any connection with the latter Smithy,

 ASSESSMENT NOTES
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or was ever perhaps the precursor to it. The historic function of the application building is
therefore unclear. They go on to state that the application building itself, whilst not of listable
quality, does have value and could be classified as an undesignated heritage asset. Whilst it is
clear that the building is in need of attention, it is considered that it could be sensitively repaired
and extended to form remodelled accommodation.

4.3  It is considered, whilst the existing building, the Smithy, may be classified as an
undesignated heritage asset, as it is not listed nor in a conservation area it could be demolished
without permission, subject to a notification procedure. Therefore it is considered that on balance,
there is not a sufficient case for the retention of the existing dwelling and therefore the application
could not reasonably be refused on this ground.

5.0  Amenity

5.1  With regard to proposed boundary treatments within the site, it is proposed that existing
hedging to the rear is to be retained with the proposed garage forming part of the boundary, and
low level flint faced walls to the side boundaries with some 1.8m fencing to the western boundary.
A condition will be imposed for details to be provided of boundary treatments to the east and west
boundaries and the boundaries adjoining the access road to ensure neighbour privacy is
maintained as it is considered the existing low level flint faced wall to the east and west provides
insufficient screening for existing and future occupants. 

5.2  First floor windows are proposed on the side elevations of the proposed dwellings; however
as these are to serve bathrooms and the landing and not primary habitable rooms that they are
considered acceptable. A condition will be imposed requiring these to be obscure glazed to
maintain and protect neighbour amenity. A condition will also be imposed removing permitted
development rights for further first floor windows to protect neighbour amenity. 

5.3  The properties to the North of Castle Acre Road, opposite the site, are immediately adjacent
to the highway. The proposed dwellings will be located approximately 10 metres away from these
which is considered to be an acceptable distance in terms of neighbour amenity taking into
account the existing relationship with The Smithy, which is located closer to the highway than the
proposed.  

6.0  Highway Impact

6.1  The Highway Authority was consulted on the application and raised no objection to the
application subject to conditions relating to vehicular access, visibility splay, on-site car parking
and turning area, and an informative relating to works within the public highway. 

6.2  Permitted development rights for alterations to the garages will be removed to ensure a
satisfactory level of parking remains on site.

7.0  Other Matters

7.1  In light of recent changes to paragraph 12 of Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
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Planning Permission

3007
3047
MT02
3920
3946
3920
3920
HA08
HA19
HA24
DE10
PD01
PD09
3402
3994
3994
3737
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Ground gas condition
Contaminated Land - Unexpected Contamination
Surface water drainage
Foul water drainage
New access - construction over verge
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Obscure glazing
No additional windows at first floor
No alterations to garage
Boundary screening to be agreed
NOTE Ground Gas
NOTE Extensions
Inf 2
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

requirement to provide affordable housing and open space contributions, as previously required
under Policies DC.4 and DC.11 of the Breckland Core Strategy. 

7.2  The Environmental Health Officer was consulted and recommends approval subject to
conditions relating to the submission of details regarding surface and foul water drainage to
alleviate environmental concerns. 

7.3  The Contaminated Land Officer was consulted and initially requested additional information
be submitted. This was provided and the Contaminated Land Officer now recommends conditions
be imposed relating to ground gas, unexpected contamination and informative relating to ground
gas and extensions. 

8.0  Conclusion

8.1  In conclusion, the application is considered to be acceptable in planning terms and therefore
is recommended for approval, subject to the imposition of conditions. 
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ASHILL
Land off Dunnetts Close

Bennett Homes
Low Green Barn Nowton

Bennett Homes
Low Green Barn Nowton

Removal of condition 5 of planning permission 3PL/2006/0441/O 

Outline

3PL/2014/1119/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Acceptability of removal of condition
Design of development
Impact upon character and appearance of area

 KEY ISSUES

The application seeks the removal of condition 5 of 3PL/2006/0441/O which stated:
Prior to the submission of the reserved matters referred to above, a Development Brief for the site
as a whole shall be submitted to and approved in writing by the Local Planning Authority. The
Brief shall include reference to the following matters: building design, layout, access routes and
links, retention of trees, landscaping, and relationships with neighbouring properties.
A reserved matters application has been submitted at the same time as this application which
seeks reserved matters approval for the site as a whole. 
See 3PL/2014/1105/D included on this agenda

The application site comprises a rectangular parcel of land located close to the centre of the
village and extending to approximately 0.8 hectare. The site comprises garden land and vacant
allotments. The site is adjoined by existing housing development and by the village green. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

Sites with PP 4 HSG



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

3PL/2006/0441/O - Residential development - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it relates to a major application of local
interest.

2.0  Principle of development

2.1  The principle of residential development is established by the outline planning permission
granted in 2012 to which this removal of condition relates to.

3.0  Design, layout and scale

3.1  This application seeks the removal of condition 5 of 3PL/2006/0441/O which stated:
Prior to the submission of the reserved matters referred to above, a Development Brief for the
site as a whole shall be submitted to and approved in writing by the Local Planning Authority. The

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.16
NPPF

Protection of Amenity
Design
With particular regard to paras. 56 to 68

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 

ASHILL P C -   
Parish Council has no objections to this now that it has been explained that this was to cover
multiple developers of the site and the Reserved Matters has been applied for.

Not Applicable

 CIL / OBLIGATIONS
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Outline Planning Permission

3005
3058
3060
3048
3700
3702
3704
3740
3740
3802
3994
3994
4000
3996

Outline Time Limit (3 years)
Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted
Details of roads, footways etc.
Engineering works to specification of LPA
Roads & footways to dwellings - construction
Vehicular access via Dunnetts Close only
Any highway conditions
Precise details of surface water disposal
Non-standard note - indicative plan
S106
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

Brief shall include reference to the following matters: building design, layout, access routes and
links, retention of trees, landscaping, and relationships with neighbouring properties.

3.2  This condition was originally imposed as it was believed the site may be sold off to more than
one developer and therefore the submission of a Development Brief would ensure a consistent
design throughout the development.

3.3  A reserved matters application for the whole site is currently under consideration, submitted
by Bennett Homes, which includes details regarding the design, layout, access routes and links,
retention of trees, landscaping, and relationship with neighbouring properties.

3.4  It is considered that as the development is being undertaken by one developer and all the
relevant information regarding the above issues has been submitted as part of the reserved
matters or can be conditioned it is considered that such a condition is no longer relevant.

4.0 Conclusion

4.1  In conclusion, the removal of condition 5 is considered acceptable in planning terms and
therefore is recommended for approval. 

4.2  All previous conditions will be re-imposed. 
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GRISTON
Land at The Old Dairy
Caston Road

Mr Graham Lond-Caulk
The Old Dairy Caston Road

Roberts Molloy Associates
3 Church Lane Bressingham

New dwelling with cartlodge and room over, new access,  

Full

3PL/2014/1150/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
Setting of Listed Building
Design 
Amenity 
Highways 
Contaminated land
Trees and landscaping

 KEY ISSUES

The application seeks full planning permission for a detached two storey three bedroom dwelling
together with a detached cartlodge garage with home office/spare room, en suite over.  Materials
would comprise brick and clay plain tiles.

The site is outside of the Settlement Boundary of the village of Griston on the south side of
Griston Road.  The site currently forms part of a larger garden associated with a previously
converted and extended building.  To the west of the site lies St Peter and St Pauls church which
is Grade I Listed.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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3PL/2012/0836/F - Minor material amendment to pp 3PL/2008/0885/F in respect of a flat roof link
and change of use of garage to dayroom - Approved 

3PL/2011/0613/F - Create link between house and garage and convert garage into a day room
(retrospective) - Refused Dismissed on Appeal 

3PL/2010/0191/F - Amendments to approved scheme 3PL/2008/0885/F for barn conversion
including new cart shed style garage and garden room to rear - Approved

3PL/2009/0789/F - Erection of wooden gazebo to front of property (retrospective) - Refused 

3PL/2008/0885/F - Proposed conversion of outbuilding to residential accommodation - Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.02
DC.11
DC.16
DC.17
DC.19
NPPF

Protection of Amenity
Principles of New Housing
Open Space
Design
Historic Environment
Parking Provision
With particular regard to paragraphs 8,14,17,47,49,55,56-66,109,118,120

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 

GRISTON P C -   
The Parish Council objects to this development as it is outside the Settlement Boundary and the
design is not in keeping with nearby residential properties. There may well be an access gate to
the churchyard but there is no path. The supporting aerial photograph is out of date and the
declaration on the Pre-Determination Questionnaire that the land was historically meadow but out
of use for 50 years is incorrect as it had been used for hay production up to 9 years ago when the

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy provided that the total floorspace
created is no more than 1,000 square metres.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

HISTORIC BUILDINGS CONSULTANT    

HOUSING ENABLING OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objections subject to conditions

No objections

It is considered that an initial Ecological Appraisal should be undertaken at the site prior to the
determination of the planning application.  It is considered that an Ecological Appraisal should be
undertaken at the site due to the close proximity of ponds in the area. As a minimum, the
appraisal should include i) a survey of the habitats present on site; ii) an HSI assessment of the
ponds within 500m; iii) an inspection of the trees to assess their potential for bats; and iv) an
assessment of the site s suitability to support protected species.  
 
The Ecological Appraisal report should include recommendations for any further surveys that are
required (if any) as well as any appropriate working methods and mitigation measures that are
required. The appraisal should be undertaken by a suitably qualified and experienced ecologist
and the results of the appraisal should be submitted to the planning authority for approval prior to
the determination of the planning application.

No objection

The application site is situated outside of the development boundary and therefore should be
provided as 100 percent affordable housing. However, if the principal of development is
established then Breckland Council's Adopted Core Strategy Policy DC4 requires a contribution
to affordable housing on any site with a size of 0.17ha and above.  As the site size for this
application is greater than 0.17ha, this application exceeds the threshold, and will be required to
make a contribution.  The exact nature of the contributions should be discussed with the
Council's Enabling Officer.

NOTE In light of recent changes to paragraph 12 of the Planning Obligations section of the
National Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger
the requirement to provide affordable housing, as previously required under Policies DC4 and
DC11 of the Breckland Core Strategy provided that the total floorspace created is no more than
1,000 square metres.

A tree survey undertaken by an arboriculturalist in accordance with BS5837 will be required in
order to assess the impact of the proposal and allow a tree protection plan and method statement
based on its findings is provided.

present owner purchased it. There is already permission for over 50 dwellings to be built in
Griston there is no need for more.
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None

 REPRESENTATIONS

1.0  The application is referred to the Planning Committee as it is contrary to Policy DC2 and
CP14 of the Breckland Core Strategy 2009. 

2.0  Principle 

2.1  The application seeks consent for the erection of a detached two storey three bedroomed
dwelling with a detached cart lodge garage with home office/spare room over outside of any
defined Settlement Boundary.  For this reason the proposal conflicts in principle with Policies DC2
and CP14 of the Core Strategy and Development Control Policies Development Plan Document
2009), which seek to focus new housing within defined Settlement Boundaries.  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 NPPF identifies three dimensions of sustainable development:
- 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 stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
dimensions is required.
 
2.4  Further, paragraph 55 states that to promote development in rural areas, housing should be
located where it will enhance or maintain the vitality of rural communities.  For example, where
there are groups of smaller settlements, development in one village may support services in a
village nearby.  Local Planning Authorities should avoid isolated homes in the countryside unless
there are special circumstances.  

2.5  In addition, the site lies adjacent to a Grade I Listed Building.  When considering proposals
within the setting of Listed Buildings Section 66 of the Planning (Listed Buildings and
Conservation Area) Act 1990 requires Local Planning Authorities to give special regard to the
desirability of preserving the building or its setting or any features of special architectural or
historic interest which it possesses.  

 ASSESSMENT NOTES

HISTORIC ENVIRONMENT OFFICER    
No objection subject to condition.
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2.6  Core Strategy Policy DC17 is also relevant.  Policy DC17 requires that where a proposed
development will affect the character and setting of a Listed Building, particular regard will need
to be given to the protection, preservation and enhancement of any features of historic or
architectural interest.  

2.7  In terms of the economic and social criteria, the proposal would provide one dwelling for
market sale, would make a positive, albeit modest, contribution to the housing supply shortfall
and provide some short-term economic benefit through its construction.

2.8  Environmentally, the site is in close proximity to the Settlement Boundary.  The church lies to
the west of the site and there are dwellings immediately to the east of the site and on the
opposite side of the road. To the north-west there is a public house and a further dwelling.  It is
considered therefore that the proposal does not represent an isolated home in the countryside.   

2.9  Griston is classified as a rural settlement through Policy SS1 (Spatial Strategy) of the
adopted Core Strategy and Development Control Policies Development Plan Document.  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.  However,
Griston is served by a choice of local primary schools, an established industrial and business
park and is relatively close to the town of Watton.  There is also a 10-15 minute traffic free
Sustrans cycle and walking route directly to Watton. 

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

2.11  This application is a full application.  However, if Members are minded to approve the
application, it would be appropriate that the time limit is 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. 

2.12  In summary, it is considered that the site is in a suitable location for development, and that
the positive attributes of the development 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 meeting the 5-year supply of housing land, the
requirements of the NPPF and the presumption in favour of sustainable development, it is
considered that the principle of the development of the site can be supported. 

3.0  Highways 

3.1  The site is located near to the village centre and within close proximity of public transport
facilities.  Caston Road has a 5 m carriageway width which enables two vehicles to pass and
although there is no footway adjacent to the site the verge can act as a pedestrian refuge.  No
highway objections are raised by Norfolk County Council Highways subject to conditions relating
to the vehicular access; gates, bollard, chain or other means of obstruction to be hung inwards,
set back and maintained at a minimum distance of 5 m from the highway; visibility splays and the
layout of the access, parking and turning area. 
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4.0  Design/Historic Environment 

4.1  A Grade I Listed church lies immediately to the west of the site.  The proposed dwelling
adopts a Victorian Rectory style, owing to its proximity to the church and the fact that the old
Vicarage has been converted into a care home and therefore its appearance has been altered.
Consequently there is no vicarage-style house associated with the church any more.  Local brick
and traditional Victorian influenced quality brick decorations would be used.  The design was
discussed informally with the Historic Buildings Consultant and he has raised no objections to the
proposal.

4.2  In summary, having regard to Section 66 of the Planning (Listed Buildings and Conservation
Areas) Act 1900 and Core Strategy Policy DC17, it is considered that the setting of the church
would be satisfactorily preserved.  A condition requiring full details of materials to be submitted to
and agreed by the Local Planning Authority is considered appropriate.

5.0  Ecology 

5.1  The Consultant Ecologist considers that an Ecological Appraisal should be undertaken at the
site due to the close proximity of ponds in the area.  This has been requested from the applicants
and at the time of writing is awaited.  

6.0  Impact on Amenity 

6.1  The proposed development would have a satisfactory relationship with existing dwellings to
the east of the site and therefore existing levels of amenity would be satisfactorily preserved.  

7.0  Contaminated Land

7.1  The Contaminated Land Officer has been consulted and has raised no objections to the
proposal.

8.0  Trees and Landscaping 

8.1  The Tree and Countryside Consultant advises that the tree details submitted are not
adequate.  A tree survey should be undertaken by an arboriculturalist and must be in accordance
with BS5837 to include all trees on or adjacent to the site.  The survey should identify the material
constraints arising from existing trees that merit retention.  Although a Tree Protection Plan is
included it does not appear to be based on any recorded information.  An Arboricultural Method
Statement should clearly identify which trees are to be retained and which are to be removed and
details of the no-dig driveway will be required if it passes through the root protection area.  This
has been brought to the applicant's agents' attention and at the time of writing the requested
information is awaited.  

9.0  Conclusion
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Planning Permission

3007
3047
MT03
HA08
HA13
HA19
HA24
3920
AN61
3996
4000
2000
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
New access - construction over verge
Access gates - configuration
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
Archaeological Scheme
NOTE NCC Inf 2 When Vehicular access works required
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

9.1  Notwithstanding that the site lies outside the Settlement Boundary of the village of Griston, it
lies close to the village centre and Settlement Boundary.  The scheme is considered to represent
sustainable development having regard to Breckland Council's lack of five year housing land
supply and having regard to Paragraphs 14, 47 and 49 of the National Planning Policy
Framework.  The proposal would preserve the setting of the adjacent listed church and would not
cause harm to residential amenity.  No objections have been raised by the Historic Buildings
Consultant.  Norfolk County Council Highways have raised no objections subject to conditions
and no objections have been raised by the Contaminated Land Officer.  Approval is
recommended subject to conditions and any recommendations from the Consultant Ecologist and
Tree Consultant on receipt of the required information.
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KENNINGHALL
Land to the west of Kenninghall
Garboldisham Road

Lark Energy Ltd
Lark Energy, Unit 11 Northfield Road

Lark Energy Ltd
Lark Energy, Unit 11 Northfield Road

MMA to 3PL/2012/1088/F- increase size of DNO sub- station, inc. module layout,
inverters, substation etc

Full

3PL/2014/1224/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, landscape character and visual impact
Impact upon residential amenity
Highway safety
Archaeology

 KEY ISSUES

This application seeks full planning permission to vary condition 2 on planning permission
3PL/2008/1224/F to allow amendments to be made to various elements of a solar park scheme
granted approval in 2013 on land to the west of Kenninghall.  The changes are required to provide
a more efficient layout and to meet the Distribution Network Operator (DNO) requirements.

The proposed amendments include the following;
* Changes to the orientation of the solar panels from 2 panels mounted vertically in portrait, to 4
panels mounted horizontally in landscape.  Whilst the solar modules will remain mounted with
their lowest edge at 0.8m above ground level and the highest point at 2.4 metres as permitted,
they will be set at an angle of 20 as opposed to 30 degrees as permitted, with the rows 4 metres
as opposed to the permitted 6 metres apart.

* Changes to the number and layout of the solar panels to improve efficiency, to reduce level of
cabling and piling required and accommodate amended on-site access route within the site.  The
amended layout provides for 31,372 modules as opposed to the 29,800 modules permitted.  

* Changes to the dimensions of the permitted on-site customer substation to protect the site from
network issues.  The permitted structure would measure 2.4 metres in width, 2.7 metres in length

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Liz Starling

No Allocation
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with a height of 2.7 metres.  The proposed structure would have a slightly larger footprint of 2.8
metres by 2.8 metres but would be lower in height at 2.3 metres. 

* Reduction in the height of the pole mounted CCTV cameras from 5 metres to 3 metres.

* Increase in the capacity and dimensions of the DNO substation from the permitted 11kv to 33kV
to meet DNO requirements.  Whilst the structure would remain as permitted on land to the east of
North Lopham Road adjacent to existing DNO infrastructure, it is proposed to increase it in size
from 2.8 metres long, 2.8 metres wide with a height of 2.4 metres to 4.9 metres long by 4.7
metres with a height of 3.5 metres to house the required transmission equipment. 

* Changes to the size of the 5 permitted on-site timber clad inverters from 6.0 metres by 2.7
metres by 2.8 metres in height to 6.1 metres by 2.4 metres with a height of 2.9 metres.

* Changes to the design of the access gate/fence.
 
Access to the site will remain off the access off Garboldisham Road, as per the original extant
permission.

An Amended Environmental Statement has been submitted to reflect the changes which have
been applied for and all landscaping and ecology provision permitted as part of the originally
approved scheme will be implemented in full.  

The application site comprises of approximately 18 hectares of grade 3 agricultural land located to
the west of Kenninghall.  The site lies approximately 300 metres from on the edge of Kenninghall
bordered by East Harling Road to the north and Garboldisham Road to the south east, with North
Lopham 2km to the south.

The land slopes upwards from Garboldisham Road with a designated public right of way (FP19)
crossing through the centre of the site. 

 SITE AND LOCATION

3PL/2012/1088/F - Full planning permission for solar photovoltaic panels & associated works
(inverter housings, security, fencing & cameras) - Refused on 3rd October 2013 but subsequently
approved at Appeal on 24th September 2014 (ref: APP/F2605/A/14/2211560). 

 RELEVANT SITE HISTORY

An Environmental Impact Assessment was submitted as part of the original application for the
Solar Farm (ref: 3PL/2012/1088/F).

An updated Environmental Statement has been submitted as part of this application in respect of
the changes proposed. 

 EIA REQUIRED
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 POLICY CONSIDERATIONS

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ENVIRONMENTAL HEALTH OFFICERS    

From the proposals made, we do not see any impact on Kenninghall FP19 but remain concerned
that the footpath is retained to be of a fully adequate width, not crowded in by the fencing
protecting the site (or the screening hedging to be planned).  We note that this path is also the
route of access to the site, and would not accept a path that runs along a hard surfaced road.  If
it is the intention to make a roadway to give site access, we would request that a separate
footpath be established to maintain the amenity of walking as far as possible when compared to
the current route across an open field.

No objection subject to the re-imposition of conditions conditions attached to the previous
permission APP/F2605/A/14/2211560 to alleviate environmental concerns.   

 CONSULTATIONS

CP.09
CP.10
CP.11
CP.12
DC.01
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19
NPPF

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Energy
Protection of Amenity
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Parking Provision
With particular regard to paragraphs 93 - 98.

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 

KENNINGHALL P C -   
My Parish council have considered this applciation and wish to object to it along the lines of the
previous objection.

We also object to this application as feel it should be a full planning application in view of the
changes to the original application and in particular the large increase in the number of solar
panels.

Not Applicable

 CIL / OBLIGATIONS
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One letter of objection has been received from a local resident on the following grounds;
* Principle of solar development, concerns over its efficiency for power generation, loss of
agricultural land, negative impacts on wildlife, biodiversity, landscape impacts, and questionability
of 25 year life span of such development.  

A further letter has been received from the Kenninghall Land Trust requesting the imposition of
conditions to improve biodiversity, particularly as new layout increases area of land not being built
on.   

 REPRESENTATIONS

1.0  This application has been referred to Planning Committee due to the planning history of the
site and local significance.

1.1  This application seeks full planning permission to vary condition 2 on planning permission
3PL/2008/1224/F to allow amendments to be made to various elements of a solar park scheme
granted approval in 2013 on land to the west of Kenninghall.  The changes are required to
provide a more efficient layout and to meet the Distribution Network Operator (DNO)
requirements.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

TREE AND COUNTRYSIDE CONSULTANT    

No objection

No objection subject to the imposition of an archaeological condition based on the submitted
written scheme of archaeological investigation.

Statutory nature conservation sites - No objection 
Natural England is satisfied that the proposed development will not damage or destroy the
interest features for which the site has been notified. 

Protected species/local sites - Guidance offered in respect of compliance with standing advice.

No objection or conditions requested.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ENVIRONMENT AGENCY -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER NCC -  No Comments Received 

NATIONAL PLANNING CASEWORK UNIT -  No Comments Received 

THE PLANNING INSPECTORATE -  No Comments Received 
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2.0  Principle of development

2.1  Members will note that the site already benefits from extant planning permission for the
construction of a solar farm and associated works which was granted at Appeal on 24th
September 2014.  As such, the principle of the development has already been established.

3.0  Design, landscape character and visual impact

3.1  Concerns have been raised by both the Parish Council and local residents on the grounds
that the scheme would cause harm to the character of the area and detract from the rural
landscape.  

3.2  The site is set within open countryside to the west of Kenninghall, comprising of arable land
set within an elevated plateau landscape.  The Council's Landscape Character Assessment
(2007) classifies the site as being within Landscape Type E1: Lopham Plateau.  

3.3  Breckland Core Strategy Policy CP11 also requires landscapes to be protected for the sake
of their intrinsic beauty, and in the interests of the rural character of the area, biodiversity,
geodiversity and historic conservation.       

3.4  It is acknowledged that the proposal would result in major changes to the character of the
site due to its nature and the extensive coverage of the solar panels proposed, and would result
in the loss of the openness and undeveloped rural nature of the site.  Whilst the Inspector
concluded that the original scheme would cause harm to the character of the area, it was
considered that once the proposed landscaping had been implemented, this impact would be
lessened, particularly in the longer term.

3.5  This application is seeking changes to the appearance of the approved scheme, including
the appearance, orientation and layout of the solar panels, as well as slight increases in the
dimensions of permitted structures including the on and off-cite substations and invertors.
Notwithstanding this, whilst some of these changes such as the increase in dimensions of the
substations and number of panels would increase the schemes visual impact, other elements
including a reduction in the overall area of land being covered by the panels, would balance this
overall impact.  On balance, it is therefore considered that the changes proposed would be
acceptable in terms of their design, scale, siting and external appearance, and would not cause
significant or increased harm in the wider landscape, given that the principle and level of the
development which has  already been established.       

3.6  Landscaping mitigation measures which formed part of the original application, including
utilising existing landscape features, as well new and reinforced hedgerows and tree belts, have
also been incorporated as part of this amended application, to satisfactorily address any harm
within the wider landscape.  It is suggested that condition 6 (landscaping) of the original consent
also be re-imposed as part of this permission. 

3.7  No objections have been raised by the Tree Consultant to the changes proposed, or further
conditions requested 

3.8  Furthermore, the re-imposition of condition 7 of the previous permission to control the
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decommissioning and the removal of the installation within 25 years of the date of connection to
the grid which formed part of the original consent, is however suggested, in the interests of
protecting visual amenity.

4.0  Impact upon residential amenity

4.1  The application site lies in close proximity to the village of Kenninghall and concerns have
been raised as to the effects of the scheme on residential amenity, particularly in respect of visual
amenity, noise and disturbance.  These issues were considered by the Inspector when allowing
the original application, where it was concluded that the solar farm would not significantly impact
on residential amenity. 

4.2  In respect of the changes proposed, the application has also been assessed by the Council's
Environmental Health Officer who has raised no objections to the changes proposed on the
grounds of amenity, subject to the re-imposition of noise conditions attached to the original
permission for the solar farm (conditions 3 and 4).
 
4.3  It is therefore considered that the scheme would adequately protect residential amenity, and
would accord with the requirements of Policy DC1 of the Breckland Core Strategy.  

5.0  Highway safety

5.1  Whilst the provision of a non permanent access road is proposed within the site to be used
during the construction period, no changes are proposed to the permitted access point off
Garboldisham Road. 

5.2  The application has been assessed by the Highway Authority who have confirmed that they
raise no objections due to the nature of the proposed changes on highway safety grounds, and
no conditions have been requested.  As such, it is considered that the scheme would adequately
protect highway safety and would accord with the requirements of Policy DC19 of the Breckland
Core Strategy.

6.0  Archaeology

6.1   No objections have been raised to the proposed amendments by Historic Environment
Services on the grounds of archaeology, subject to the imposition of an archaeological condition. 

7.0  Other issues

7.1   Whilst a footpath passes through the site (FP19), no objections have been raised by The
Ramblers Association in respect of the proposal.

7.2  Whilst the site lies within flood zone 1 (low risk), and no comments have been received from
the Environment Agency to the current application, they raised no objection on flood risk grounds
to the original scheme and no conditions were included on the Inspector's decision notice.  
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Planning Permission

3007
3047
3920
3920
3920
3920
3920
3920
4000
3996
2001
2014

Full Permission Time Limit (3 years)
In accordance with submitted
Noise levels condition
Noise mitigation condition
Archaeological condition
Landscaping condition
Lifetime limit 25 year period condition
Materials/colour condition
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

8.0  Conclusion

8.1  In conclusion, it is considered that the changes proposed to the original solar farm scheme
are considered acceptable in terms of their nature, design, scale, siting and external appearance,
would not cause significant detriment in the wider landscape, and would protect residential
amenity and highway safety.

8.2  The application is recommended for approval subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

15

GUIST
The Barn
Malthouse Lane

Mr & Mrs J Hackett
The Barn Malthouse Lane

Peter Codling Architects
7 The Old Church St Matthews Road

Erection of new dwelling   

Full

3PL/2014/1247/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
Amenity
Impact on the character and appearance of the area
Highway safety

 KEY ISSUES

The application seeks consent for the construction of a modest 2-bed dwelling. The application is
in full with all details provided. The dwelling would have a small garden area and 2 off-street
parking spaces. It would have a roof ridge height of approx. 7 metres and an eaves height of
approx. 3 metres.

The site is situated towards the end of Malthouse Lane, a private unadopted lane that serves a
number of dwellings of varying sizes and styles. The area forms a defined group of dwellings in
an otherwise dispersed parish; a fact recognised by there being separated settlement boundaries
forming the settlement of Guist.

The site is outside but directly adjacent the Settlement Boundary and currently forms part of the
garden land to 'The Barn', Malthouse Lane. Existing dwellings adjoin the site to the north, east
and south west, and a new dwelling opposite the site was granted permission at appeal in 2013.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

No

 EIA REQUIRED

No Allocation
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Barn adjacent the site to the north gained permission at appeal for conversion from holiday let to
a dwelling in 2007. (3PL/2007/0871/CU refers)

New dwelling allowed at appeal opposite the site in 2013. (3PL/2012/1180/F refers)

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

Objection

Inadequate visibility splays are provided at the junction of the access with the County highway
and this would cause danger and inconvenience to users of the adjoining public highway.

Our records indicate that the proposed dwelling is immediately adjacent to a former malthouse
site. Recommend condition in respect of unexpected contamination in case as yet unknown
potential contamination is identified during groundworks, in particular, in the vicinity of the
northern boundary of the proposed development, where it adjoins the former malthouse site: 

 CONSULTATIONS

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

Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
With particular regard to paras. 32, 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 

GUIST PARISH COUNCIL -  No Comments Received 

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.

 CIL / OBLIGATIONS
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Two letters of objection have been received from local residents raising the following concerns

- there is poor foul drainage along Malthouse Lane
- the lane is in very poor condition
- that the additional traffic movements associated with the dwelling would create further danger at
the junction with Norwich Road
- the extent of the planning history of the site, including previous permissions already gained by
the applicant.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to the development plan.

2.0. Principle of development

2.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD. Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.

2.2  The application site is located outside the established Settlement Boundary. For this reason
the proposal conflicts in principle with Policies DC2 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009), which seeks to focus new
housing within defined Settlement Boundaries. 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 considered in the context of the presumption in favour of sustainable
development.

2.3  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

2.4  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.

2.5  In terms of the economic and social criteria, the proposal would provide a single dwelling for
market sale. The development of this site would therefore make a positive, albeit modest,

 ASSESSMENT NOTES
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contribution to the housing supply shortfall and provide some short-term economic benefits
through its construction.

2.6  With regard to whether this is a suitable location, Guist is classified as a rural community that
has some key local services through Core Strategy Policy CP14. In this case the local village
shop and post office is located at the end of Malthouse Lane, and the town of Fakenham is
approx. 5 miles away. Paragraph 55 of the NPPF states that rural housing should be located
where it will enhance and maintain the vitality of existing rural communities. Whilst the settlement
of Guist itself has limited facilities, the application site is located within easy walking distance of
the village shop, and is close to bus connections onwards to Fakenham and Norwich.

2.7  With regard to availability and deliverability, the site is available now and could be delivered
within within 5 years to contribute towards the housing land supply shortfall. If members are
minded to approve the application, then in line with other applications for housing approved
having regard to paragraph 49 of the NPPF, it would be appropriate that the time limits for the
commencement of development are reduced. 

3.0  Amenity

3.1  The proposed dwelling is modest in scale, being only single storey with a bedroom in the
roof. No windows would overlook adjoining dwellings, and the dwelling would not appear
dominant. Adequate separation distances to adjoining properties have also been achieved. A
small semi-private garden area to the south of the dwelling provides for adequate amenity space
given the dwelling's modest size.
The proposal accords with the requirements of Core Strategy Policy DC.01.

4.0  Character & Appearance

4.1  The dwelling has been designed having regard to its context, resulting in it being of a cottage
style appearance, with steep roof pitches and exposed rafters to the eaves. The building is split
level in terms of its roof height with the smaller part of the dwelling (single storey) adjoining its
neighbour to the north. This step down in terms of roof height helps to reduce the impact of the
building when viewed approaching the site from the north. The proposed building materials
include red brick and flint, which is characteristic of the area and in line with its context.

4.2  The proposal would not harm the character and appearance of the area and is of a design
appropriate for its context, and therefore accords with the requirements of Core Strategy Policy
DC16.

5.0  Highway Safety 

5.1  Access to the site is via Malthouse Lane, a private track that has a poor surface. The visibility
at its junction with the A1067 Norwich Road is also acknowledged to be sub-standard, with there
being a splay of only 2.4 x 18 metres to the northwest. This issue has lead the Highway Authority
to recommend refusal of the application. This was also the case when a previous application for a
new dwelling opposite the site was applied for in 2012. Planning permission was refused but
subsequently granted on appeal. The Inspector concluded that
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Planning Permission

3006
3047

Full Permission Time Limit (2 years)
In accordance with submitted

 RECOMMENDATION

 CONDITIONS

"although visibility from Malthouse Lane across Norwich Road is less than ideal, in all the
circumstances it is not so defective as to cause the junction to be unsafe to a significant degree."

He also stated that

"given the modest nature of the proposal, I consider that the volume of vehicle movements
generated by it would be low and would not represent a significant increase in current movement
levels generated by properties served by Malthouse Lane."

5.2  Taking into account the previous Inspector's conclusions in respect of a similar proposal
opposite the site, it is concluded that the impact on the highway network and highway safety
resulting from the construction of a single modest 2 bed dwelling, would not be significant enough
to warrant a refusal of the application.

6.0  Other matters

6.1  The comments raised by local residents have been taken into account in the consideration of
the application where applicable.

7.0  Conclusion

7.1  Overall, it is considered that whilst the development would have limited access to some local
services and facilities, the proposal would not result in isolated development in the countryside,
and would help to maintain the vitality of the local community. The scheme would also contribute
towards the five-year supply of housing, generate some economic activity, offer a degree of
support to existing village amenities and could be developed without causing harm to the
character and appearance of the area. 

7.2  Whilst the sub-standard nature of the junction of Malthouse Lane and Norwich Road, and the
poor condition of the surface of Malthouse Lane count against the proposal, paragraph 32 of the
NPPF states that, 'development should only be refused on transport grounds, where the residual
cumulative impacts of development are severe'. Taking into account the previous Inspectors
conclusions in respect of a similar proposal opposite the site, it is concluded that the impact on
the highway network and highway safety would not be significant enough as to warrant a refusal
of the application.

7.3  It is considered therefore that, on balance, the adverse effects of the proposal would not
significantly and demonstrably outweigh its benefits, and that overall the development is
sustainable and can be approved subject to conditions.
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3106
3402
HA24
3946
4000
2000
2014

External materials and samples to be approved
Boundary screening to be agreed
Provision of parking and servicing - when shown on plan
Contaminated Land - Unexpected Contamination
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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THOMPSON
1 Redbrick Farm Barns
Marlpit Road

Miss S Kelly
Redbrick Farm Barns 1 Marlpit Road

Miss S Kelly
Redbrick Farm Barns 1 Marlpit Road

Removal of condition 3 on 3PL/2014/0595/F - Pavers  

Full

3PL/2014/1251/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

Planning history
Highway safety
Impact on amenity

 KEY ISSUES

The application seeks removal of a condition on a previous planning permission in respect of
providing sufficient space within the site to enable vehicles to turn and re-enter the highway in
forward gear.

The site is that of a group of traditional barns, converted to three dwellings which are Grade 2
Listed.  No. 1 Redbrick Farm Barns is two storey and is linked to a barn of similar form (Oak Tree
Barn) which stands gable end to the highway with a single storey offshoot on the highway
boundary.  Linked to that is the third dwelling, known as Tao Barn which stands on the edge of
Marl Pit Road.  The site is accessed by a shared driveway which runs across the front of Oak
Tree Barn and leads to a detached double garage within the curtilage of the site.  Oak Tree Barn
has a detached double garage on the opposite side of that shared access.  
Planning permission was granted retrospectively for the concrete pavers which now form a
hardstanding in front of 1 Red Brick Farm Barns and the associated double garage.   

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No Allocation
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3PL/2014/0595/F - Installation of metal flue on rear elevation and laying of concrete pavers for
parking area (retrospective) - Approved
3PL/2014/0594/LB - As above - Listed Building Consent
Planning permission and Listed Building Consent was granted in 1993 for the development of the
group of barns for conversion to residential dwellings.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Two letters of support, one from the previous occupier of Oak Tree Barn, highlight the practical
difficulties of turning a vehicle within the site.  
A letter of objection from a visitor to the area makes reference to the danger to walkers of
vehicles reversing out of driveways.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
The proposal submitted under the original application, 3PL/2014/0595, related to the
retrospective approval of some concrete pavers laid in a previously graveled  parking area.
Given that the proposal was associated with an existing parking area, with no alterations to the
access, this Authority raised no highway objections but requested a condition be imposed
requiring the layout and drainage to be retained as submitted to ensure the on-going availability
of parking.
The site is served by an unclassified rural highway. In locations such as this, this Authority does
not require that properties have on-site turning facilities and consequently would have no
objections to the condition requiring this being removed.

 CONSULTATIONS

DC.01 Protection of Amenity

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 

THOMPSON P C -   
No objection.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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The owner of the adjacent linked property has submitted evidence of vehicles reversing out of the
site and "near misses" with vehicles on Marlpit Road.  The representation also refers to instances
where vehicles have turned within the site indicating that such on-site turning is possible.
Evidence also shows how vehicles at the adjoining property can manoeuvre within that site.
Concerns also relate to the danger to children or residents of Oak Tree Barn who may be
crossing the driveway.

1.0  The application is referred to Planning Committee in the light of previous applications
considered by Members in relation to retrospective works and objections from local residents. 

2.0  Planning history

2.1  Applications for retrospective consent and Listed Building Consent for a metal flue to the
dwelling and the laying of pavers for a parking area and for the erection of a fence and gates
were considered by Planning Committee last year in the light of concerns raised by the owners of
the adjacent property.  Planning permission and Listed  Building Consent were granted for each
element.  Condition 3, the subject of this application, was not specifically requested by Members.

2.2  The condition was intended to re-state the requirements of the original planning permission
in 1993 for the conversion of the group of barns and was imposed on the following assumptions:-
- That the original planning permission required turning to be provided within the site and
subsequently retained for that purpose
- That the area of land for turning, as shown on the plans approved under the 1993 permission,
was still available for that purpose, in addition to the area formalised by the laying of the pavers.
- That it was practical to turn a vehicle within the site.  Photographs submitted  with
representations on earlier applications show vehicles leaving the site in forward gear.

2.3   Planning permission 3/93/1323 granted permission for the conversion of the group of barns
to three units.   A condition of that permission required access, parking and turning areas to be
laid out, drained and surfaced to the satisfaction of the Local Planning Authority.  The condition
did not specifically require that turning area to be retained.

2.4  A plan dated after that approval shows a revised site layout which shows a driveway across
the front of 1 Red Brick Farm Barns to a parking area in front of the double garage and a turning
area across the rear of the converted barn.   That area of land is no longer available for turning.
A fence from the dwelling to the garage secures the rear garden.  

2.5  The laying of the pavers formalised an area which was previously laid with shingle and
planted with trees to the northern boundary.  It is possible to turn a vehicle within the site, using
the hardstanding created by the laying of the pavers, when no other vehicles are parked.  The
owners of the adjacent property, Oak Tree Barn, have seen vehicles turning and re-entering the
highway in forward gear.  However, if another vehicle is parked it is impractical and difficult to
turn.
The applicant has indicated that vehicles do, on occasions, reverse into the site.  

3.0  Highway safety

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-02-2015

DC131_new

Planning Permission

3920 Non-standard condition

 RECOMMENDATION

 CONDITIONS

3.1  Whilst planning permission for the barn conversions was granted subject to a condition
requiring access, parking and turning areas to be laid out, it did not require it to be retained or
require vehicles to re-enter the highway in forward gear.

3.2  The Highway Authority has raised no objection to the removal of condition 3 on the basis that
they would not have asked for such a condition as part of the application for the laying of a hard
surface where existing parking was available and no change was proposed to the access and
having regard to the nature of the adjacent unclassified rural highway.
   
3.3  The laying of pavers is not considered to so significantly change the nature of the area
available for parking such that a condition requiring vehicles to turn within the site should be
imposed.   

4.0  Impact on amenity

4.1  Concerns of the residents of the adjacent property, Oak Tree Barn, in relation to the danger
to children or other people using the area of land in front it are acknowledged.  However, the area
of land between that property and the outbuildings opposite is not private amenity land as there is
a right of way for owners of the adjacent property, 1 Red brick Farm Barns, to cross and for
vehicles to use that area for parking and manoeuvring.  It cannot be protected from vehicle
movement in association with either property.  The laying of the pavers did not change the
existing situation in respect of vehicle movements.

4.2  The provision of a fence and gates, as recently approved, to 1 Redbrick Farm Barns does
provide a visual break between properties.  Its open nature gives views to that land and anyone
crossing the driveway.

4.3  A fence and gates previously approved to be erected to the frontage of the site, adjacent to
the highway and adjacent Oak Tree Barn, will ensure vehicles entering the site will be travelling
very slowly once those gates are open and those leaving will be required to stop before exiting.
At the time of the site visit, the boundary walls to Oak Tree Barn had been erected but no gates
were installed.

5.0  Conclusion

5.1  No objection has been raised by the Highway Authority on the basis of the site's location,
served by an unclassified rural highway.  It is recommended condition 3 is removed.
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DEREHAM
Westfield House
12 Westfield Road

Black Swan International Ltd
c/o Agent 

Robinson & Hall LLP
Broomvale Business Centre Little Blakenham

Extensions and alterations (Revised scheme, granted on appeal
3PL/2012/1115/F) 

Full

3PL/2014/1298/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Planning history
Significance of changes 
Scale, design and materials
Impact on amenity
Highway safety/parking

 KEY ISSUES

The application relates to changes to a scheme for alterations and extensions to the care home
allowed on appeal, subject to conditions, and the addition of two further bedrooms in a single
storey element to the rear of the care home. The extension creates an additional 25.6m2
floorspace.   The ridge line of the two storey rear extension is 0.15m above that approved.  The
extended single storey extension is now under a hipped roof and a lean to roof is shown beyond
the side extension to the south elevation running off the two storey element.  The single storey
element has a ridge height of 4m. 

The site is that of an approved residential care home for the elderly within a two storey property
with two storey and single storey side and rear extensions.  The property is not currently
operating as a care home.
The site lies within a residential area with two storey dwellings directly to the north and south and
bungalows off the south western boundary.  Two storey dwellings in large plots lie to the west.
The property is accessed at two points off Westfield Road with parking and turning available at

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No Allocation
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the front of the property. 

3PL/2012/1115/F - Extensions and alterations - Refused on grounds of impact on highway safety.
 Appeal allowed subject to conditions in respect of materials, landscaping, cycle parking, bin
storage, contamination, parking, widening of access.
  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objection

No objection on basis of no increase in staff compared to previous permission, subject to
conditions previously imposed.

 CONSULTATIONS

DC.01
DC.16
DC.19
NPPF

Protection of Amenity
Design
Parking Provision
With particular regard to paras. 7, 17, 50

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 

DEREHAM T C -   
No objection to changes in the roof height but objections to the additional 2 bedrooms which will
result in a loss of amenity and garden area to residents. Councillors felt this should be presented
as a new planning application and not a variation.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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Four letters of representation have been received from local residents raising concerns in respect
of further development of a business operating 24/7 in a residential area, impact of increase in
height in respect of loss of light, outlook, dominance, overshadowing, overdevelopment, loss of
landscaping, external lighting, odour from waste bins, insufficient consideration to increased
visitor numbers and impact on parking within the site and on the road, traffic problems, capacity
of doctors' surgery.

 REPRESENTATIONS

1.0  Principle of development and planning history

1.1  The principle of development of the site for additional bedrooms and facilities for the care
home has been established through the earlier appeal decision.  In that appeal, the Inspector
considered the main issue to be whether the proposed extensions would affect the safety and
convenience of users of the adjacent highway.  The application was refused by Breckland Council
on grounds of lack of adequate on-site vehicular parking, turning and manoeuvring facilities to the
standard required by the Local Planning Authority.  The proposal would be likely to lead to an
undesirable increase in on-street parking and vehicles reversing back onto Westfield Road, to the
detriment of highway safety.

1.2  The proposal was not considered to incorporate adequate on-site cycle parking facilities to
the standard required by the Local Planning Authority.  It was accepted this could be addressed
through a revised layout.

1.3  This is a new application for a revised scheme and must be considered on its merits.  The
earlier appeal decision is a material consideration which, in relation to the relatively modest
changes to the approved scheme, carries significant weight.

2.0  Significance of changes 

2.1  The changes to the height of the two storey and single storey extensions are not considered
significant.  
  
2.2  The addition of two further bedrooms adds to the footprint of the extensions, bringing built
form closer to neighbouring boundaries and results in a change to the roof arrangements.  The
hipped roof takes the highest point away from adjacent boundaries. The number of windows at
ground floor level is reduced.  No additional windows are proposed at first floor level. 

3.0  Scale, design and materials

 ASSESSMENT NOTES

TREE AND COUNTRYSIDE CONSULTANT    
No Comments

CONTAMINATED LAND OFFICER -  No Comments Received 
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3.1  The elements of the earlier scheme are included in this new proposal.  These include a two
storey double pitched rear wing, a single storey side extension repeating the form of a previous
extension to the north elevation, the removal of an existing conservatory to the south elevation
and erection of a hipped roof side extension linked to a five sided single storey lounge extension
continuing to the rear of the existing building and the side of the two storey element. The single
storey extension under a hipped roof runs at right angles off the new rear additions.  Materials are
shown as facing brick to walls and concrete tiles to the roof.

3.2  The majority of the development is to the rear, deep in the site, with limited public views and
is made up of different elements, subservient to the main property, avoiding an overly bulky form.
Only the lounge extension to the southern elevation will be visible from the highway.

3.3  Adequate amenity space can be retained to serve the use and the development provides
reasonable separation distances to adjacent properties 

3.4  The proposals are considered appropriate in terms of scale, design and materials and will not
result in overdevelopment of the curtilage.

4.0  Impact on amenity

4.1  The earlier refusal of planning permission did not cite impact on amenity as a ground of
refusal. 

4.2  The proposed extensions would be visible from adjacent properties and their gardens.
However, even with the 3m wide extension to the rearmost element, over the distances involved
and having regard to the development's siting deep in the site, they are not considered likely to
result in dominance, significant overshadowing, loss of light or outlook or overlooking. 

5.0  Highway safety/parking

5.1  The amended scheme indicates eight parking spaces, turning areas and parking for
emergency vehicles, generally in line with what is required through conditions of the earlier
appeal. 

5.2  The Design and Access Statement indicates that the day care facility would no longer be
offered and no additional staff, above those which would have been required in connection with
the earlier scheme, will be employed on site.

5.3  In respect of the provision of parking, the increase in number of bedrooms/residents at the
property would trigger a requirement for an additional 0.6 of a car parking space.  However,
based on the Inspector's decision, conditions of that appeal decision and based on there being no
increase in staffing levels, the Highway Authority would not raise an objection to the amended
scheme.  Conditions of the appeal are required to be imposed to secure the on-site parking and
turning areas shown.

5.4  Local concerns regarding highway safety, in respect of on site parking provision, the
adequacy of the access and the likelihood of on-road parking are acknowledged.  However, in the
light of the earlier decision and the minor changes proposed in this application, together with the
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Planning Permission

TL01
3047
3920
3920
3920
3920
3946

Time Limit
In accordance with submitted
External materials
Scheme of landscaping
Cycle parking
Bin storage area
Contaminated Land - Unexpected Contamination

 RECOMMENDATION

 CONDITIONS

views of the Highway Authority, it is difficult to justify refusing the scheme on the grounds of
impact on highway safety.

6.0  Other matters

6.1  In respect of other local concerns regarding the scheme, the addition of two further
bedrooms will not significantly reduce the amount of space available for landscaping, as required
by a condition of the earlier appeal.  No information has been provided regarding external lighting
but such a use is unlikely to require significant levels of lighting where it would impact on adjacent
properties.  In respect of storage of waste, a condition requires details of a bin storage area to be
provided and agreed allowing control over their siting to avoid odours.  The issue of the capacity
of local doctors' surgeries has been raised.  However, it is unlikely that the limited increase in
numbers of residents would have any material effect on local health services.

7.0  Conclusion

7.1  Whilst this application can be considered on its merits as a new scheme for the care home,
the earlier appeal decision carries significant weight.  The changes to that scheme are relatively
minor and the small additions to the single storey element do not result in overdevelopment of the
site.

7.2  The development is considered appropriate in terms of its scale, design and materials and,
having regard to its siting deep within the site with adequate separation distances to adjacent
properties, is not considered likely to have a significant detrimental impact on the amenities of
residential properties.

7.3  Improvements to the access points, adequate parking and turning areas and cycle parking
can be achieved through conditions of the planning permission.   

7.4  The application is recommended for approval subject to those conditions imposed on the
earlier appeal decision.
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3920
3920
4000
3996
2000
2014

Parking for 8 cars and emergency vehicles, turning
Widening of access
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved


