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BANHAM
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Outline planning application for the erection of up to 43 dwellings 
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ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle 
Highways 
Ecology 
Trees and Landscape 
Amenity
Historic Environment
Flood Risk 
Contamination

 KEY ISSUES

The application seeks outline planning permission including access for up to 43 dwellings, of
which 40% (17) would be affordable.  A mix of two bed terraces and two and three bed semi-
detached and detached properties are proposed.  The proposal also includes public open space
for informal play and recreation, space for sustainable urban drainage and the creation of wildlife
corridors through the site and out into the surrounding countryside.  Details of layout, scale,
appearance and landscaping are reserved for subsequent approval should outline planning
permission be granted.  Access would be provided from a single point of access from Kenninghall
Road.  

The application is accompanied by an indicative layout, design and access statement, landscape
and visual appraisal and landscape strategy, transport statement, flood risk assessment
(incorporating drainage strategy), extended Phase 1 Habitat Survey, community consultation
programme and draft Heads of Terms for a Section 106 Obligation.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The site comprises 2.5 hectares of land located to the western edge of Banham. It is immediately
adjacent to but outside the Settlement Boundary and in close proximity to Banham Zoo.
Kenninghall Road runs adjacent to the northern edge of the site and is one of the primary roads
into the centre of the village.  Access to the site is taken from a field gate from Kenninghall Road.

Two dwellings on Wash Lane bound the eastern edge of the site whilst agricultural fields border
the site to the west.  Wash Farmhouse, a Grade 2 Listed Building is located to the south-east of
the site together with outbuildings of both domestic and agricultural use and appearance.  The
site is relatively flat although slightly raised from the highway.  Dense hedgerows with hedgerow
trees are located along the boundaries with the exception of the northern boundary where the
majority of the boundary is enclosed by post and rail fencing.  The site comprises of
predominantly improved grassland and areas of scrub vegetation and is currently used as grazing
land for horses.

 SITE AND LOCATION

3SR/2014/0002/SO - (Screening Opinion) - The proposal does not constitute EIA development
and therefore an Environmental Impact assessment is not required in this instance.

3PL/1989/1242/O - Erection of 30 dwellings, roads, sewers and services - Refused

3PL/1988/0967/O - Residential development (30 dwellings, roads, sewers and services) -
Refused 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
CP.06
CP.08
CP.09
CP.10
CP.11
CP.12

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Green Infrastructure
Natural Resources
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Energy

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.13
CP.14
DC.01
DC.02
DC.04
DC.05
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.17
DC.19
NPPF

Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
Design
Historic Environment
Parking Provision
With particular regard to paragraphs 8, 14,32, 47, 49, 128, 141, 143

BANHAM P C -   
Although the site is available, it is not in the right place nor sustainable; there are several brown
field sites in Banham which would be more suitable, in Heath Road, Grove Road and Mill Road;
there is no current housing need in Banham.
The application fails to meet the definition and criteria in relation to sustainable development,
economically, construction jobs would be short-term; socially, primary and secondary schools are
at capacity; doctors surgeries are currently stretched; traffic survey is inadequate, single access
into Kenninghall Road is inadequate; concerns regarding impacts of increased traffic on local
highway network; lack of entertainment, facilities or amenities and access to public transport;
environmentally the development would irreparably damage the natural environment; risk of
flooding and contamination; archaeology; planning permission was refused by Breckland Council
in 1989 and dismissed on appeal in 1990, the Inspector considered that the proposal would

Norfolk County Council require the following in order to make the development acceptable in
sustainable terms through the delivery of necessary infrastructure. 

Education  £6,956 per multi-bed dwelling, £3,480 per multi-bed flat to be used as follows:
- Banham Primary School - to contribute to internal improvements to increase the capacity of
school
- Old Buckenham High School - to contribute to new class space.  

- Contribution towards library services (library stock such as books and information technology) of
£2,580 to increase the capacity of the Attleborough library. 

These items would be secured by way of a Section 106 legal agreement.

 CIL / OBLIGATIONS
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ANGLIAN WATER SERVICE    

ENVIRONMENT AGENCY    

NATIONAL GRID    

HISTORIC ENVIRONMENT OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

TOWN PLANNING TECHNICIAN SOUTH EAST NETWORK RAIL    

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

No objection subject to conditions

No objection subject to conditions and informatives.

Due to the presence of National Grid apparatus in proximity to the specified area, the contractor
should contact National Grid before any works are carried out to ensure their apparatus is not
affected by any of the proposed works.

No objections subject to conditions.

No comment.

No objections.

The application is in close proximity to the Kenninghall and Banham Fens with Quidenham Mere
Site of Special Scientific Interest (SSSI).  Natural England is satisfied that the proposed
development if carried out in strict accordance with the details of the application, as submitted,
will not damage or destory the interest features for which the site has been notified.  The Local
Planning Authority is therefore advised that this SSSI does not represent a constraint in
determining this application.  

The Local Planning Authority is referred to published Standing Advice in relation to impacts on
protected species.

No objection subject to conditions.

No objection, subject to appropriate contributions towards education and library provision.

appear as a substantial incursion of development into the countryside beyond the present limits of
the village and it would be poorly integrated with the existing pattern of development here, the
loss of openness which would occur here would have a harmful effect on the rural setting, form
and character of the village, the proposal would be an unacceptable extension of this part of
Banham.
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HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

HOUSING ENABLING OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

No objections

I am happy with the assessment of the trees provided by Chesire Woodlands.  A full application
or resrved matters submission would need to be supported by an arboricultural impact
assessment, method statement and tree protection plan, all of which should be in accordance
with BS5837:2012 Trees in relation to design, demolition and construction

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
of the Core Strategy and 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.  Paragraphs 47 and 49 of the NPPF are of particular relevance to the
determination of the application.  In the absence of a five year housing supply, the application
needs to be assessed against Paragraph 14 of the NPPF and the presumption in favour of
sustainable development.  

Footnote 11 of the NPPF indicates that for sites to be considered deliverable they should be
available now, offer a suitable location for development and be achieveable with a realistic
prospect that housing will be delviered on site within five years.  

The application would also be expected to meet the requirements of Policy DC14, however this
could be achieved by way of a condition.  If the scale of development is considered to be
acceptable a LAP would need to be provided on site, in accordance with the requirements of
Policy DC11 (Open Space).

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 5 or more dwellings.  As
this application is for 43 dwellings, this application exceeds the threshold, and will be required to
make a contribution.   The standard split of dwellings is 70% rented 30% shared ownership.  The
exact scheme mix should be discussed with the Council's Enabling Officer.  The units should be
transferred to an RP at a price which assumes no public subsidy is available, secured by a S106
agreement.

No objection subject to conditions.

No objection subject to conditions.

No objections provided the development is carried out in accordance with the recommendations
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Over 108 letters of objection have been received from local residents raising the following main
points of concern:
 
- Development not sustainable
- Not a brownfield site
- Lack of infrastructure, public transport, local employment opportunities
- Increased demand on already stretched facilities, including school and the surgery
- Highway safety 
- Site is elevated and development would make it even more prominent and create an
unattractive visual environment
- Flood risk and sewage issues already in Wash Lane
- Impact on wildlife
- Noise and road traffic pollution
- Rural tranquillity will be changed forever
- 43 dwellings will be a suburban development
- The area is of natural and historical value
- Loss of green space/buffer between the village and the zoo 
- Out of keeping, high density housing not appropriate
- Precedent
- If approved, the roads need to be wide enough to accommodate both vehicles parking on the
road and pavements/paths wide enough for parents with prams/pushchairs and vehicles for
disabled persons
- It has been rejected on previous occasions and nothing in the local environment has changed
- Impact on archaeological remains
- Impact on property values
- Safety, a main gas pipeline crosses the land
- Outline approval is not considered appropriate for development outside of a Settlement
Boundary.  
- Site could represent a good opportunity but only if innovative and imaginative design is
encouraged
- Impacts during construction phase - Noise/dust

6 Letters in support have been received raising the following issues:

 REPRESENTATIONS

made in the submitted Extended Phase 1 Habitat Report.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER -  No Comments Received 

CPRE NORFOLK -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-03-2015

DC131_new

- Housing need for young people, nationwide shortage of affordable first time homes
- Would boost local economy/support local amenities and benefit the parish as a whole
- Construction of properties would improve overall aesthetics of the village creating a sense of
connecting and continuity between the zoo and the rest of Banham
- Beneficial to local businesses including at Appleyard and Industrial Estate at Heath Road and
trades persons during construction and post construction maintenance
- Would bring new business to salon and other businesses in Appleyard

(Note: the above is only a representation of the key objections to the development from local
residents.  The full objections can be viewed on the Council's website).

1.0  This application is referred to the Planning Committee as it is contrary to the development
plan raises issues of significant local concern.   

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.

2.3  However, 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.

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. 

 ASSESSMENT NOTES
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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.

3.2  In terms of economic and social sustainability, the Core Strategy classifies Banham as a
Local Service Centre Village in the Settlement Hierarchy (Policy SS1); as such it is defined as
containing "adequate services and facilities to meet the requirement of their existing residents".
Policy SS1 outlines the strategy for Local Service Centre Villages which "will be primarily around
service protection and enhancement and development to meet local needs".  The Site Specific
Policies and Proposal DPD allocates land to meet the housing requirements of the Core Strategy.
 The Plan does not allocate any sites for development in or around Banham, however a total of
2,716 dwellings were required to be delivered across "all other parishes" which could include
Banham. 

3.3  The application site is situated at the south western edge of the village of Banham and the
site immediately adjoins the existing Settlement Boundary.  The applicants' assessment of
existing local facilities within the village and within walking distance of the application site
identifies the following:
- The Apple Yard shopping arcade (within 300m to the west of the site) which accommodates a
public house, hot food take away, butcher and convenience store
- Banham Community Primary School (within walking distance)
- Banham Community Centre
- Post Office
- Banham Church

3.4  In addition, there are bus stops located on Kenninghall Road and Crown Street which provide
services to Norwich and East Harling and there is an existing pedestrian footway adjacent to
Kenninghall Road for the entire route from the site to the Apple Yard shopping arcade and in the
opposite direction towards the village centre.

3.5  The application is an outline application and the applicant confirms that the site can come
forward within five years should planning permission be granted.

3.6  Should Members be minded to approve the application, it would be appropriate that time
limits for implementation are reduced and this would be in accordance with other applications in
Breckland approved under the five year supply.

4.0  Highways

4.1  A Transport Statement has been submitted with the application.  The Transport Statement
demonstrates that the proposed development can be accommodated without detriment to the
operational capacity or safety of the local highway network and that the site is accessible on foot,
by bicycle and by public transport with services such as a primary school, convenience store, post
office, restaurant and public house within walking distance.

4.2  Norfolk County Council Highways have raised no objections subject to conditions with
respect to maintenance and management of estate roads; details of rods, footways, drainage and
parking provision; wheel washing facilities; on-site parking for construction workers and off-site
highway works.
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4.3  The off-site highway works would comprise a Standard Type 3 access road junction onto
Kenninghall Road with 4.8m wide carriageway with 1.8m footway each side.  The access would
be provided with 2.4m x 90m visibility splays and 10m radii kerbs.  In addition, a 1.8m footway
would be provided along the site frontage onto the south side of Kenninghall Road and traffic
calming measures in the form of carriageway narrowings to 4.8m carriageway at either end of the
site frontage.

5.0  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.

5.2  The application is submitted with an Extended Phase 1 Habitat Survey which includes an
assessment of the Phase 1 Habitats currently present on site and provides recommendations for
reasonable avoidance measures together with the provision of compensation habitat and habitat
enhancement and creation.

5.3  The ecological impact of the proposal has been assessed by the Council's Ecological
Consultant who considers the proposal is acceptable provided that the recommendations made in
the Extended Phase 1 Habitat Report are implemented.  The recommendations propose a
number of reasonable avoidance measures including that if any Great Crested Newts or other
protected are found during construction all affecting works must cease and a licensed ecologist
should be contacted; that all work will be undertaken during the newt hibernation period
(November to February inclusive); that daily site walkovers are undertaken by construction
personnel to ensure no Great Crested Newts have entered the construction site overnight and
measures to avoid the storage of materials from providing sheltering habitat.

5.4  Significant concerns have been raised by the Parish Council and third parties as to the
adequacy of the survey work carried out by the applicant owing to the time of year it was carried
out and surveys of ponds within 500 m of the site. These concerns have been considered by the
Consultant Ecologist who has confirmed the following:

5.5  At the time of survey, January 2014, the habitats on site were largely unsuitable to support
great crested newts due to the lack of ponds for breeding or habitats suitable for sheltering
habitats and the dominance of intensively managed grassland for grazing.  The improved
grassland does not provide features in which newts would be found hibernating. The exception to
this is semi improved grassland, hedgerow and scrub habitats which provide suitable sheltering
habitat throughout the year.  Although the surveys were undertaken outside of the optimum
habitat survey period, it is considered that the habitats present will not differ greatly throughout
the year, and as such the majority of the habitats on site would remain unsuitable to provide
sheltering or breeding habitat for great crested newts.  We therefore have confidence that the
ecologists' judgement with respect to great crested newts is valid.

5.6  It is acknowledged that there are ponds within 500 m of the site that have the potential to
support great crested newts.  Following the habitat survey, the applicant's ecologists were
commissioned to carry out a great crested newt survey due to the likelihood of them being
present locally.  However, the ecologist states that access to the ponds was denied and this was
discussed with the Consultant Ecologist.  In the absence of full great crested newt surveys being
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able to be carried out, it was agreed that by proposing reasonable avoidance measures it would
be possible for the development to be designed to avoid impacts to the local great crested newt
populations.

5.7  The design of the development avoids any loss or damage to the habitats that have the
potential to provide sheltering or nesting habitats for great crested newts.  No habitats suitable for
breeding great crested newts are present on the proposed development site.  No hedgerow,
scrub or semi improved grassland is to be lost as a result of the development.

5.8  In addition, the recommendations includes within the submitted Extended Phase 1 Habitat
Survey include biodiversity enhancements, for example the southern part of the site has been
designed as green space and includes two wildlife ponds, newt hibernacula and wildflower areas.
The wildlife ponds would be planted up with native aquatic plant species. Only the margins of the
ponds would be planted, with on-invasive species, which can be used for egg-laying by newts.
These would all provide improved great crested newt habitat to compensate for that being lost.  In
addition, it is intended to improve the boundaries of the site by the planting of native berry-
bearing and nut-bearing species to enhance the wildlife dispersal route along the site edges and
also provide better hibernation and foraging habitat for great crested newts.

5.9  Further, a habitat enhancement and creation scheme has been designed into the proposal
which would protect and provide a wildlife dispersal route along the edges of the site and beyond
to the wider landscape.  The scheme includes hedgerow retention and creation, the existing
hedgerows and associated mature trees would be retained and a species-rich native hedgerow
would be created along the eastern and northern boundaries being enhanced by native planting.
The aim is to surround most of the site with a wildlife dispersal route and to provide a valuable
habitat for birds and small mammals.  Bats are also attracted to linear landscape features for
foraging.  The green space designed into the development would take into account the need to
provide pollen and nectar sources for invertebrates, which in turn attract other wildlife such as
bats. It is also recommended that bird boxes and bat boxed should be erected on the new
housing where possible.

5.10  The above, if implemented, equates to a net gain in the biodiversity value of the site and in
habitats suitable for supporting great crested newts.

5.11  In terms of ensuring the Council has addressed its obligations under the Conservation of
Habitats and Species Regulations 2010, the recommended reasonable avoidance measures, if
implemented, would avoid offences under the legislation which are deliberately capturing, injuring
or killing any European Protected Species; deliberately disturbing any European Protected
Species; deliberately taking or destroying the eggs of any European Protected Species and
therefore no licence from Natural England would be required.

5.12  Although it is usually expected that great crested newt surveys are undertaken where there
are ponds within 500 m of a development site, as there would be no loss of a breeding site and
no net loss of sheltering, nesting or foraging habitats, it is considered that the results of these
surveys would not influence the methods of working or the habitat enhancement required for this
development.

6.0  Impact on the landscape character and appearance of the area
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6.1  The application is accompanied by an Arboricultural Statement which notes that only a small
number of low quality trees and hedges are proposed to be removed, the majority of which would
be considered appropriate arboricultural management irrespective of the proposals. Only one
small part of an existing hedgerow is required for removal to accommodate the development.
The report concludes that the loss of these trees and hedges would have only a very minor
impact on the character and appearance of the area and could very easily be mitigated by the
provision of new trees and landscaping.

6.2  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 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  The proposal would result in a significant change in the nature and appearance of the land
and the assessment to be made is whether the change would cause demonstrable harm to the
local area.

6.4  The site is relatively flat, although slightly raised from the road.  Dense hedgerows with
hedgerow trees are located along the majority of its boundaries apart from the north where a post
and rail fence marks the majority of the boundary.  The site comprises predominantly improved
grassland and areas of scrub vegetation. Whilst the proposed development would change the
appearance of the site when viewed from the immediate locality, it is considered that it would not
result in a significant intrusion into open countryside.  The site is visually enclosed and
mediumand longer distant views of the site are filtered by existing development and vegetation.

6.5  Landscaping is reserved for subsequent approval, however, an indicative landscape
strategyis based on the retention and enhancement of significant landscape features, the
development of new wildlife habitats and the provision of amenity space and play opportunities.
The Tree and Countryside Consultant advises that details submitted with a reserved matters
application would need to be supported by an Arboricultural Impact Assessment, Method
Statement and Tree Protection Plan in accordance with BS5837:2012 Trees in relation to design,
demolition and construction and this can be secured by way of an appropriately worded condition.

6.6  A Landscape and Visual Impact Assessment (LVIA) has been submitted with the application.
The LVIA concludes that the proposed development would provide an opportunity to create a
gateway to the western approach to Banham.  The Landscape Strategy demonstrates how the
frontage could form an attractive and distinct landscape edge to complement the existing
settlement edge by reinforcing the existing intermittent native hedgerow.  The proposed
development would be set back into the site to accommodate a substantial landscape buffer to
the northern boundary.  The development would conserve and enhance the existing field
boundaries.

6.7  The assessment of the potential impacts on the landscape concludes that there will be an
immediate change in the character of the existing site and its setting as a landscape with housing
is introduced.  However, it also concludes that the significance of effects will be
moderate/substantial but also deemed to be beneficial after the introduced planting within the site
has matured.
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6.8  The residential development would be set within a high quality landscaped environment
which takes into account the gas pipeline which runs across the site.  The proposed density
would be 17 dph which is considered appropriate for the site, given its context.

6.9  The applicant's assessment of the impacts on the landscape is accepted and in conclusion, it
is considered that the impact of the development on the site, landscape and visual amenity would
in time lead to effects that could be considered as beneficial and contribute to an enhanced
settlement edge to the village and the impact on the wider landscape of the area would not be
significant.

6.10  In conclusion, it is considered that the indicative housing layout and landscaping strategy
submitted with the application indicates that a suitable scheme can be achieved which takes
account of and is sympathetic to is context and would not cause significant harm to the wider
landscape character or the visual amenities of the area and would result in a development which
would be compliant with the requirements of Core Strategy Policy CP11.  A subsequent detailed
scheme is capable of being implemented in accordance with the Core Strategy and the NPPF.

7.0  Amenity

7.1  There are two residential dwellings immediately to the east of the site and there are no
immediately adjacent dwellings to the west. The application is submitted in outline form only and
the detailed layout would therefore be determined at the reserved matters stage in accordance
with Core Strategy Policy DC1 (Amenity) of the Core Strategy and Development Control Policies
Development Plan Document 2009.

7.2  However, the indicative layout satisfactorily demonstrates that the proposed level of
development can be accommodated on the site without severe harm to the amenities of local
residents by way of significant overlooking, overshadowing, loss of privacy or outlook.

7.3  The provision of open space is in excess of the amount required for the development and
would be of benefit to the village and could be an addition to existing amenity.  However, the
degree of benefit is somewhat reduced by its location at the western edge of the village away
from its centre.

8.0  Historic Environment

8.1  To the south of the site is a Grade II Listed Building known as Wash Farmhouse.  This
building is early 17th century with a timber frame construction, however, it was refaced in brick
during the mid 19th century. There are intervening buildings and existing landscaping features
between the building and the application site and therefore development of the site would have a
significant impact on the setting of this building.  The Historic Buildings Consultant has raised no
objections to the proposal.

8.2  The proposed development is located on the site of a possible Roman hearth found in 1968,
as indicated by burnt Roman pottery and partly burned clay within a pit filled with ash.  A
fieldwalking survey of the site also discovered Prehistoric flint flakes and pot boilers, as well as
significant amounts of pottery dating from the Roman to the post medieval period.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-03-2015

DC131_new

8.3  In view of the above it was recommended that an archaeological evaluation be undertaken
prior to determination of the planning application in order to establish the significance of the site,
in accordance with National Planning Policy Framework (2012), paragraphs 128 and 141.  A
geophysical survey has subsequently been carried out which has revealed there is potential that
significant heritage assets with archaeological interest (buried archaeological remains) may be
present at the site and their significance may be affected by the proposed development.  The
Historic Environment Service raise no objection to the development but recommend a condition
be imposed that no development shall take place until an archaeological written scheme of
investigation has been submitted to and approved by the Local Planning Authority in writing and
subsequently implemented.

9.0  Contamination

9.1  The Contaminated Land Officer raises no objections subject to conditions requiring a Desk
Study/Site Investigation; and actions to be taken should unexpected contamination be found
together with an informative in relation to extensions.

10.0  Drainage/Flood Risk

10.1  Significant local concerns have been raised regarding the impact the proposed
development would have on drainage and flooding in particular along Wash Lane, outside of the
application site boundary. Residents from Wash Lane have raised concerns that the lane already
floods and that the proposed development would worsen the situation. These concerns have
been taken on
board during the design process, and subject to detailed design, it is proposed to direct overflow
surface water to the existing watercourse to the east of the site as it crosses Kenninghall Road.

10.2  The Environment Agency have raised no objections to the proposal subject to a condition
requiring a detailed water drainage scheme for the site based on sustainable drainage principles
and an assessment of the hydrological and hydro geological context of the development to be
submitted to and approved in writing by the Local Planning Authority prior to commencement of
development.

11.0  Affordable Housing, viability and deliverability

11.1  As the application has been put forward based on a lack of 5 year housing supply and not
as an exception scheme for 100% affordable housing, it is appropriate to assess the scheme
against the requirements of Policy DC4 of the Core Strategy. The applicant is offering 40%
affordable housing and is willing to enter into a S106 legal agreement to secure its provision.  On
this basis and subject to the agreement of a suitable affordable housing mix, the application
accords with the requirements of Core Strategy Policy DC4.  The applicant has confirmed in
writing that the scheme is viable with 40% affordable housing.

12.0  Open Space

12.1  Core Strategy DC11 (Open Space) requires that all new residential development is
expected to provide a contribution towards outdoor playing space equivalent to 2.4 hectares per
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1,000 population.  For developments of 25 dwellings or more, or on sites of 0.8 ha or more, open
space should be provided on site with priority given to childrens play space.  The indicative site
plan provides for 1 Local Area of Play and the total area of recreation and open space excluding
the indicated orchard within the south east corner and the ecological area at the south-west
corner, is over and above that required by Core Strategy Policy DC11.

13.0  Other Matters

13.1  Core Strategy Policy DC14 (Energy Generation and Efficiency) which requires 10% of the
energy required to be provided through on-site and/or decentralised renewable sources can be
satisfied by way of a suitably worded condition.

14.0  Conclusion

14.1  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 harm caused would not significantly outweigh its 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.

14.2  The benefits of the development can be summarised as follows:
Significant contribution towards 5 year land supply
40% of the dwellings would be affordable
Job creation during the construction phase
Enhanced local expenditure
Increase in Council Tax receipts
New Homes Bonus

14.3  The disbenefits of the development would be a significant change in the nature and
appearance of the land.

14.4  The site is in a sustainable location, close to existing facilities and local employment.  It is
considered that a development of the form and type proposed would satisfactorily respect the
pattern and grain of the built form of this edge of village location and would in time enhance the
character and appearance of the area and contribute to creating a sense of local distinctiveness.

14.5  It is concluded that the disbenefits of the proposal would not outweigh the benefits, in
particular in relation to the significant contribution that 43 dwellings would make towards the
housing supply shortfall. The proposal represents sustainable development to which the
presumption in favour set out in the NPPF would apply. It is recommended that the application is
approved subject to conditions and the completion of a Section 106 Agreement. Recommended
conditions would include requirements relating to landscaping, archaeology, ecological
management, regulation of construction work, access and traffic, external materials, surface
water drainage, slab levels, contaminated land and 10% on-site and/or decentralised renewables.

14.6  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
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Outline Planning Permission

TL06
A
TL06
B
3047
3920
3920
3920
DE08
3920
3920
HA30
A
3920
3920
3920
3920
3920
3920
3944
3946
3920
3920
3920
3920
3923
3996
4000
2000
2014
9850
9850
9850

Outline permission -time limit

Outline - time limits for implementation

In accordance with submitted
Landscaping
Archaeological evaluation condition
Surface Water Drainage Scheme
Slab level to be arranged
Estate road condition - maintenance and management
Details roads, footways, drainage, parking provision etc
Wheel washing facilities- temporary for construction vehicle

Wheel washing implementation
On site parking for construction workers
Off site highway works
Off site highway works
Provision of on site renewable energy generation
Surface water management strategy to be submitted
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Highways Note
Highways Note
Highways Note
Highways Note
Contaminated Land - Informative (Extensions)
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
Section 106 Note
EHO Note
EHO Note

 RECOMMENDATION

 CONDITIONS

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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2

ROCKLANDS
Land adjacent to 17 The Street

Mr D J Barham
Grants Cottage West Carr Road

Stephen A C Bush
The Corner Lodge 2 Church Lane

Erection of 2 detached dwellings & garages  

Full

3PL/2014/1225/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
Amenity
Design
Highways 
Contaminated land

 KEY ISSUES

The application seeks full planning permission for a pair of detached two storey dwellings on land
adjacent to 17 The Street.  Each dwelling would be provided with a detached double garage.
Access for each dwelling would be to the west, directly onto The Street.  Each dwelling has a
combined floor space of 133 square metres.  Materials would comprise bricks and tiles to be
agreed.

The application site comprises 0.15 hectares of land and lies to the east of The Street, Rockland
All Saints, a classified road connecting to the north onto the B1077, Attleborough Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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3PL/2009/0467/F - Side two storey extension, rear single storey extension and detached garage -
Approved 

3PL/2009/0223/F - Front single storey extension, rear single and two storey extensions side two
storey extension, detached double garage - Approved 

3PL/2008/1137/O - Erection of a two storey dwelling with attached garage linked to existing
dwelling - Approved 

3PL/2007/1804/F - Erection of new dwelling and garage - Refused

3PL/2007/0360/F - Erection of new dwelling and garage - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

No objections subject to conditions

No objections.

 CONSULTATIONS

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

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
With particular regard to paras. 8, 14, 17, 47, 49, 55, 56-66, 109, 118, 120,
123, 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 

ROCKLANDS P C -  No Comments Received 

Not Applicable

 CIL / OBLIGATIONS
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A letter of representation has been received from the owners of the adjacent property raising
concerns regarding the siting of the development, close to a hedge and querying what boundary
screening would be provided.

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 a pair of two storey semi-detached 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 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 and therefore there is a realistic prospect of the dwellings being completed within
five years..  However, if Members are minded to approve the application, it would be appropriate
that the time limits for implementation are reduced and this would be in accordance with other
applications in Breckland approved under the five year supply. It is considered appropriate to

 ASSESSMENT NOTES
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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, Rocklands 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  The application site lies on the edge of the village of Rockland All Saints which has a
Settlement Boundary and the site shares this boundary immediately to the south.  Rockland St
Peter also has a Settlement Boundary and is within walking distance to the north of the site.
However, there is currently no footpath provision linking the site to facilities either within the
village or Rockland St Peter.  Within Rocklands there is a primary school, a shop with a post
office, two churches, a newly refurbished public house which is the focus for village events, a
village hall and a playing field.  In addition there is a local bus service to the large market towns of
Attleborough and Watton which have a wide range of services.  

2.10  It is considered, due to the level of facilities available within Rocklands 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. 

3.0  Design

3.1  Each dwelling is provided with parking and turning space and a separate entrance drive from
the highway together with an acceptable amount of amenity space.  It is considered that the
proposed dwellings are of an acceptable design and appearance which would be in keeping with
existing built form and which would have an acceptable impact within the street scene having
regard to the context of the site.  A condition requiring full details of the proposed materials to be
submitted to and agreed in writing by the Local Planning Authority would be appropriate. 

4.0  Amenity 

4.1  There are no immediately adjacent dwellings to the north of the site.  There is residential
development to the south of the site, however, no first floor windows are proposed within the
southern elevation of the nearest proposed dwelling.  There is an existing bungalow to the rear of
the site, however there is sufficient separation distance and screening to the bungalow to ensure
that existing levels of amenity would be satisfactorily preserved.   In summary, it is considered
that the proposal would have an acceptable impact with respect to existing levels of amenity
currently enjoyed by neighbouring properties.  
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Planning Permission

3007
3047
MT03
3920
3920
3920
3920
3946
3402
AN31

Reduced Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Access configuration
Parallel visibility splay
Provision of parking and servicing
Access configuration
Contaminated Land - Unexpected Contamination
Boundary screening to be agreed
When vehicular access works required

 RECOMMENDATION

 CONDITIONS

5.0  Trees and Landscaping

5.1  The site is currently open.  It is proposed to plant a native hedge to the north and east of the
site.  It is appropriate to attach a condition to any permission granted requiring boundary
treatments to be carried out as detailed within the submitted application. 

6.0  Highways

6.1  Each dwelling would be provided with a separate access from the highway.  Norfolk County
Council Highways have raised no objections subject to conditions in relation to access gates to
be hung to open inwards, set back and retained a minimum distance of 5m from the adjacent
carriageway; visibility splays; provision of parking and servicing and that the vehicular access is
provided and retained at the position shown on the approved plan in accordance with highway
specifications together with an informative in relation to when vehicular access works are
required. 

7.0  Contaminated Land

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

8.0  Conclusion

8.1  In conclusion, it is considered that this scheme represents a sustainable form of residential
development and is acceptable having regard to the Council's lack of a 5 year supply of housing
land and the guidance within the NPPF.  The site adjoins the existing settlement and the
proposed layout, scale and form of development is considered to satisfactorily reflect the existing
character of the area, would not compromise neighbour amenity and satisfies all highway safety
requirements.
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3996
4000
2000
2014

Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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3

WATTON
Plaswood
Griston Road

Serruys Property Company Ltd
C/O Agent 

David Futter Associates Ltd
Arkitech House 35 Whiffler Road

Erection of 31 residential units (comprising of 18 flats & 13 houses, estate road,
parking areas & open space)

Outline

3PL/2014/1314/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 of development having regard to there being no provision of affordable housing or
contributions offered towards education, libraries and open space.
Layout
Access
Amenity

 KEY ISSUES

Outline application for 31 dwellings, open space and associated works, comprising 13 houses and
18 flats.  Matters of access and layout are submitted for consideration at this time, with all other
matters reserved.

The application site comprises a former industrial site with an area of 0.67 hectares.  The site
contained buildings previously used for manufacturing, but this ceased some time ago, and the
site has been vacant for some time.  Most of the buildings have been demolished.

The site has the benefit of outline planning permission for residential development
(3PL/2012/0503/O refers).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

No

 EIA REQUIRED

No Allocation
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3OB/2014/0005/OB - removal of planning obligations - Refused.
3PL/2012/0503/O - 31 dwellings - Approved
3PL/2009/0122/F - 24 dwellings with associated works - Undetermined.
3PL/2008/0607/F - Residential development- Refused and Dismissed at Appeal.
3PL/2005/0782/F - Residential development and ancillary works- Refused. 
3PL/1989/0452/F - Factory and office extension to existing premises - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

 CONSULTATIONS

CP.01
CP.05
DC.01
DC.02
DC.04
DC.11
DC.14
DC.16
DC.19
NPPF

Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Energy Efficiency
Design
Parking Provision
With particular regard to paragraphs 12 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 

WATTON TOWN CLERK -   
Watton Town Council objects to this development. 

Concern is with the proposed provision of open space being unacceptable to local residents and
the general lack of amenities and services to support further development at this location.

Education contribution towards Infant and Junior school places - £51, 667
Library provision contribution - £1860
Provision of on site open space
Off-site adult older children's open space contribution - £18, 240

(Note - due to viability reasons, the site cannot afford to contribute to any of the above.  This is
explained in the assessment)

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

ENVIRONMENTAL PLANNING    

HOUSING ENABLING OFFICER    

ENVIRONMENTAL SERVICES OFFICER    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

AIR QUALITY OFFICER    

MINISTRY OF DEFENCE    

No objection, subject to appropriate conditions dealing with contamination and remedial works.

Original plan:  No objection, subject to minor revisions to the highway layout of the site.

Amended plan:  Comments awaited.

Education contribution towards Infant and Junior school places - £51, 667
Library provision contribution - £1860

None received.

We are accepting of the unviable nature of the development, and therefore I am willing from an
affordable housing perspective to accept the findings.  
 
I would seek instead inclusion of an overage clause (clawback provision) in the S106 requiring
the developer to re-appraise the scheme before completion, providing evidence of actual costs.
An affordable housing contribution will be required on any profit exceeding 17.5% (as indicated
as an acceptable commercial profit in the DV report).

None received.

No objection, subject to conditions providing for a Desk Study/Site Investigation  and Unexpected
Contamination 

Recommend approval subject to conditions in respect of provision of acoustic glazing and
ventilation;  details of noise barrier to western boundary and scheme for future management and
maintenance responsibility;  surface water drainage scheme;  working hours and noise levels

A single development of this size is unlikely to have a significant impact (with respect to nitrogen
dioxide and fine particles) on local air quality.  An air quality assessment is not required.
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35 letters of objection received

- Development should be kept separate from existing development

 REPRESENTATIONS

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ECONOMIC DEVELOPMENT    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

NORFOLK WILDLIFE TRUST    

Ministry of Defence has no safeguarding objections to this proposal.

No comments receieved.

The Environmental Noise Assessment assumes  a substantial acoustic barrier at least 4m high
along the entire western boundary of the site.   The Ramblers is not happy with the effect that this
will have on the adjacent Watton FP10, creating a high boundary fence between the site and land
to the east.  We note that the proposal is to create a  public pedestrian link  along the western
boundary of the site (though the plan does not show clearly whether this is proposed to utilise the
existing Watton FP10, or to duplicate the route but behind the proposed fence).  We would
suggest that consideration be given to creating a route that the public (not just residents and
visitors to the site) can use, inside the site boundary, but leaving it at the southern end to enable
walkers to continue along FP10.

Looking purely at the economic growth of the district this land which is already designated as
brownfield would be better developed out to provide industrial units of varying sizes to include
start up businesses which long term could actually benefit Watton's residents and the local
employment prospects to support the housing development that has/is already happening within
and around the town.  It may be the case of course that certain working restrictions would have to
apply to those businesses bearing in mind the location.

No objection - comments offered in respect of design that can be taken into account in any
subsequent reserved matters application.

We are aware that a previous application received planning permission on this site.  Since that
time we have become aware of the large amounts of housing being proposed to the south of
Watton in close proximity to Wayland Wood SSSI.  It is our view that in order to minimise
recreational impacts on the SSSI all developments should include areas of open space at least to
the minimum standards required by Breckland Council policies and access to areas of nearby
open space that can accommodate dog walking.

FLOOD AND WATER MANAGER -  No Comments Received 
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- No more houses required
- De-value propery
- Increase in noise levels
- Overlooking
- Poor design
- Social housing already a drain on resources
- Increase in traffic
- Site should be kept as an industrial site
- Noise pollution from existing industry

1.0  The application is referred to Planning Committee as it is contrary to the Development Plan
and of significant local interest.

2.0  Principle of development (having regard to planning obligations)

2.1  As the site is located within the Settlement Boundary of Watton, new housing is permitted by
Core Strategy Policy DC2.  As a market town, Watton is considered to be a sustainable location
for development having good access to key services and facilities.

2.2  In January 2014 outline permission was granted for the redevelopment of the site with 31
new dwellings including 18 flats and 13 houses (3PL/2012/0503/O refers). The principle of
residential development of the scale and type proposed on this site is already well established.
This permission was issued with a S106 legal agreement requiring contributions towards
education, libraries, off-site adult/older children's open space and the provision of on-site open
space and affordable housing.  The scheme also had to provide for an acoustic barrier and
remedial contamination works.

2.3  The site was put onto the open market for sale in February 2014.  Savills reported in April
2014 that there had been little interest and no bids.  A further market appraisal of the site was
then undertaken in May 2014.

2.4  In May 2014 the developer applied to the Council for the removal of the S106 obligations as
the owners of the site contended that the site could not sustain the planning obligations and its
development within bounds of the existing legal agreement would not turn over a profit.  Even
without the obligations in place, the development would still not return a profit.  The District Valuer
(DV) was consulted and the submitted financial appraisal was independently assessed.  The DV
concluded that a scheme incorporating the agreed planning obligations was not viable.

2.5  The DV also commented that even if the obligations were removed, the site would still not be
viable.  The overall conclusion of the DV was that for an all private scheme, the developer would
receive less than 5% profit.  This would seriously bring into the question its deliverability.  By
placing further costs upon the development, it is likely that the scheme would generate a loss and
it would not come forward.

2.6  At the 1st Sep 2014 Planning Committee Members concluded that, based on the information
before them there was insufficient justification based on sound evidence and did not accept the
removal of the S106 obligations.

2.7  In order to make the scheme more viable, this fresh outline application seeks to increase the

 ASSESSMENT NOTES
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internal floor area of the proposed dwellings by 20% and not to provide any on-site affordable
housing and no financial obligations.  In all other respects the scheme remains the same as that
permitted in January 2014.  The applicant has demonstrated that with the increase in floor space
and no contributions or allowance for affordable housing, the scheme, in its revised format, could
render a small profit of approx. 7.7%.

2.8  Furthermore, the applicants have indicated that they would be willing to enter into a S106
legal agreement to provide for potential claw-back of contributions should market conditions
improve sufficiently for the development to produce a gross profit in excess of 17.5%.

2.9  In light of the above, Members will have to take a view as to whether or not they are willing to
accept a redevelopment of an unsightly brownfield site with a housing scheme that does not
contribute both financially and in terms of the provision of affordable housing.  It should also be
noted that the current permitted planning use for general industrial (B2) could be re-established.
It is the opinion of officers that taking into account the abnormal costs of demolition, site
clearance and remedial contamination works, and that the site could not accommodate any more
than 31 dwellings, a significantly reduced profit level with no planning obligations is justified in this
case.  Furthermore, paragraph 17 of the NPPF encourages the re-use of brownfield sites.  The
principle of the proposed development can be accepted as a departure from normal planning
policy.

2.10  In reaching the above conclusion regard has been given to the NPPG which states that
when considering the viability of a development Local Planning Authorities should be flexible in
applying policy requirements wherever possible.

3.0  Layout 

3.1  The layout of the development remains almost identical to that already approved under
3PL/2012/0503/O.  The application again includes indicative plans which highlight the scale,
height and mass of the layout sought.  It is considered that the layout proposed remains
consistent with the locality and makes best use of the site.  Furthermore, whilst the bund and
accompanying acoustic fence is a significant visual feature and clearly visible within the
streetscene, it has been designed so as to be integrated into the open space area provided and
will be planted so as to represent an attractive green feature within the locality.  On balance, it is
considered that the scheme would respect the locality and preserve the amenity of existing
residents to the east of the site.

3.2  Although levels of open space within the site are less than would be expected for a
development of 31 dwellings, the constraints of the site and level of development required to
make the scheme viable means that a reduced amount of on site open space is justified.  Existing
open space within the adjoining development to the east is within easy walking distance.

3.3  The layout of the scheme is considered to broadly accord with Policy DC.16 of the Core
Strategy, and the application satisfactorily demonstrates that a policy compliant scheme can be
submitted at the reserved matters stage.

4.0  Amenity
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4.1  In terms of neighbour amenity, the layout provides sufficient separation distances to existing
neighbouring dwellings so as to safeguard adequate levels of privacy, light and outlook.  The
scheme therefore accords with Policy DC1 of the Core Strategy.

5.0  Highway Access

5.1  The access to the site also remains as previously agreed.  The Highway Authority raises no
objection to the application, but has requested a number of minor revisions, which have been
incorporated into an amended plan.  At the time of writing final comments from NCC: Highways
are awaited and Members will be updated at the Committee meeting.

5.2  A number of local residents have expressed concern about the need to address a lack of
footpath provision along Griston Road.  It is considered that the construction of a footpath across
the site frontage as indicated on the applicant's plan is an acceptable contribution towards
footpath provision along Griston Road; this also being the view of NCC: Highways.  The fact that
there is an existing footpath on the north side of Griston Road, as well as footpaths on both sides
of the road opposite the adjoining residential estate, has also been taken into account.

6.0  Other Matters

6.1  Given the previous use of the site, a preliminary investigation into land contamination has
been submitted.  This has been assessed by the Environment Agency and the Contaminated
Land Officer and they request the use of suitably worded conditions with regard to contamination.
 Details of foul and surface water drainage can also be required to be submitted and approved by
condition. Details of the acoustic bund can also be required by condition.

6.2  It is noted that a significant number of residents living at the development adjacent to the site
have raised concerns with regard to the proposed footpath link from the site to the existing open
space via Wild Cherry Close.  As there is an existing footpath that runs along the west and south
boundaries of the site, it is possible to continue this pathway to connect with Whitebeam
Crescent, which will provide a further route to the existing open space.  Residents could also walk
to the adjoining development via Griston Road itself.  The amended layout plan has removed the
direct link to Wild Cherry Close.  On balance it is considered that the amended scheme has an
appropriate level of accessibility for pedestrians that would not have a significant detrimental
impact on the amenity of existing residents. 

7.0  Conclusion

7.1  The site is in a sustainable location, close to existing facilities and local employment.  The
requirements of the NPPF, the presumption in favour of sustainable development, and the
identified benefits from the development outweigh identified harmful impacts and, in respect of
the lack of obligations and affordable housing provision, the proposed development can be
accepted as a departure from normal policy.  The design and layout of the scheme is appropriate
for its context and will not significantly harm the amenities of neighbouring properties.  The
development accords with the relevant Core Strategy policies, in particular DC1, DC13 and
DC16. The application is recommended for approval.
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Outline Planning Permission

3005
3012
3046
3920
3920
3450
3460
3470
3106
3402
3802
3941
3944
3946
HA01
HA02
HA03
A
HA20
HA23
HA50
LS01
PD05
PD06
PD09
4000
3996
2001
2014
9850

Outline time limit
Approval of Reserved Matters condition
In accordance with submitted plans
EA Contamination
EA Penetration
Provision of acoustic glazing and ventilation
Details of noise barrier to western boundary
Working hours restricted
External materials and samples to be approved
Boundary screening to be agreed
Precise details of surface water disposal
Renewable Energy
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Standard estate road conditions
Standard estate road condition
Road Surfacing

Provision of visibility splays - conditioned
Garages- size and retention for parked vehicles
Non standard highway condition
Landscaping scheme to be submitted - hard and soft
No PD for extensions or roof alterations.
No PD for extensions, garages, ancillary buildings
No alterations to garage
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Section 106

 RECOMMENDATION

 CONDITIONS

7.2  If Members are minded to accept this recommendation, then NPLaw will be instructed to
draft a S106 legal agreement to include a claw back provision for affordable housing,
contributions towards education and off-site open space provision, requiring the developer to re-
appraise the scheme before completion, providing evidence of actual costs.  Contributions to or
provision of on-site affordable housing, contributions towards education and off-site open space
provision will be required on any profit exceeding 17.5% (as indicated as an acceptable
commercial profit in the DV report)

7.3  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision of 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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4

SPORLE
Plot 9 , Hill Farm
The Street

Mr & Mrs John Bristow
Plot 12 , Oak Meadow Shipdham

Sketcher Partnership Ltd
First House Quebec Street

New house and garage   

Full

3PL/2014/1318/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 site and location
Impact upon amenity
Impact upon highway safety

 KEY ISSUES

Plot 9 is one of nine plots approved under planning permission reference 3PL/2011/0989/D. This
application seeks planning permission for the erection of a new house and garage on Plot 9,
which is ultimately seeking to amend the design of the previously approved dwelling on this plot
and alter the orientation. Materials comprise Terca Old Farndale bricks with Sandtoft Clay
Olympus pantiles, colour Tuscan.

It is noted that the location plan shows Plot 9a (for future planning); however no permission has
been granted on this plot and would be subject to a separate planning application. 

The application site lies outside the Settlement Boundary for Sporle and was formerly part of an
agricultural holding known as Hill Farm.

The access road for the site has been constructed with Plots 3 and 6 fully constructed and the
four dwellings, approved under 3PL/2013/0494/F, to the south under construction.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne
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3PL/2013/0494/F - Construction of 4 (open market) dwellings. Approved.

3PL/2011/0989/D - Erection of 9 dwellings - Approved

3PL/2007/1305/O - Erection of 9 no. detached dwellings including access roads and garages -
Approved.

3PL/2007/1303/O - Demolition of poultry houses and erection of 8 no. housing assoc¿n dwelling
including access roads and parking. Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection subject to conditions

 CONSULTATIONS

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

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 7, 8, 47, 49 and 55

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

SPORLE P C -   
No comments, no objections

No

 EIA REQUIRED

Not applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

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

2.0  Principle of development

2.1  A previous application, reference 3PL/2011/0989/D, was granted approval for the erection of
9 dwellings on land at Hill Farm.  This application is seeking planning permission for the erection
of a dwelling and garage on Plot 9 which differs in design and appearance to the previous
approval. The principle of development on this site has therefore been established through the
granting of this previous permission.

2.2  The application seeks consent for the erection of a house and garage 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 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.

2.3  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.

2.4  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 dwelling 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.

2.6  Environmentally, although outside the Settlement Boundary, the proposed development

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    
No objection subject to precautionary condition
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would be bounded by existing and proposed housing. Therefore, it is considered that the proposal
would not intrude into the open countryside and would not be isolated.

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

2.8  With regard to availability and deliverability, the site is within the applicants' ownership and
available now, 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. 

2.9  In regards to whether this is a suitable location, Sporle 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 to be suitable for growth as they rely on higher order settlements for the
majority of local 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. 

2.10  Sporle has a number of facilities including a Primary School, Public House, a convenience
store and relatively regular bus services connecting Sporle to Kings Lynn and Dereham, which
provide connections to further afield.  Sporle is close to Swaffham which is a Market Town which
provides a good range of services.  Whilst not within Sporle, these facilities would be relatively
conveniently located in relation to the development.

2.11  Whilst the limited availability of local services and facilities within easy walking/cycling
distance weighs to some extent against the proposal, the scheme would be modest in scale,
would provide additional housing, generate some economic activity and offer a degree of support
to existing village amenities.  Moreover, the site could be developed without causing harm to the
character and appearance of the area.  It is considered therefore that, on balance, the adverse
effects of the proposal would not significantly and demonstrably outweigh its benefits and would
constitute a sustainable form of development as defined in paragraph 7 of the NPPF and taking
into account the Planning Practice Guidance. 

3.0  Site history

3.1  A previous application, reference 3PL/2011/0989/D, was granted approval for the erection of
9 dwellings.  This application is seeking planning permission for the erection of a dwelling and
garage on Plot 9 which differs in design and appearance to the previous approval. 

4.0  Design, layout and scale

4.1  The proposed dwelling is of a traditional design and appearance, is considered acceptable
and in keeping with the surrounding properties and would not result in a cramped form of
development.

4.2  In terms of design, the application form states the proposal will be constructed of Terca Old
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Planning Permission RECOMMENDATION

 CONDITIONS

Farndale bricks with Sandtoft Clay Olympus Pantiles, colour Tuscan, which are considered
acceptable and will be in keeping with the surrounding properties and therefore will maintain a
more uniform design to the site.  

5.0  Amenity

5.1  It is considered that, due to the proposed siting of the dwelling and proposed separation
distances between neighbouring dwellings (existing and proposed), the proposed dwelling would
not significantly impact on the residential amenities of the neighbouring properties in terms of
light, privacy, or overbearing impact. 

6.0  Highway impact

6.1  The Highway Authority was consulted and recommended imposing conditions relating to
visibility splay, and proposed access, on-site car parking and turning area. 

7.0  Other matters

7.1  The Contaminated Land Officer was consulted and recommends imposing a condition
relating to unexpected contamination.

7.2  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. 

7.3  If permitted, a condition will be imposed stating the permission is subject to the s106
agreement signed in relation to the original application 3PL/2007/1305/O.

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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TL01
3047
MT02
HA20
HA24
3946
3402
PD07
PD04
3994
4000
3996
2000
2014

Reduced Time Limit (2 years)
In accordance with submitted
External materials as approved
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
Contaminated Land - Unexpected Contamination
Boundary screening to be agreed
No PD for classes A B C D & E
No PD for fences, walls etc
NOTE S106
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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5

SNETTERTON
Land West of Mulberry Cottage
North End

Mr & Mrs Goodley
Mulberry Cottage Snetterton North End

Mr & Mrs Goodley
Mulberry Cottage Snetterton North End

Erection of 2 dwellings forming a pair of 3 bed semi- detached cottages with
appropriate off street parking

Full

3PL/2014/1347/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle
Amenity
Design
Highways 
Contaminated land

 KEY ISSUES

The application seeks full planning permission to construct a pair of two storey semi-detached
dwellings on land currently forming part of the garden land serving Mulberry Cottage.  Materials
would comprise red brick and pantiles, to be agreed.

The application site lies outside the Settlement Boundary of the village of Snetterton and currently
comprises garden land to the west of Mulberry Cottage, a detached cottage also owned by the
applicant.  To the west of the site there are a pair of semi-detached two storey dwellings and to
the south of the site there are three detached two storey dwellings.  The site is currently laid to
grass and enclosed on the southern and western boundaries by a laurel hedge.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED
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None

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Representations have been received from four local residents raising the following issues: 

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to conditions.

No objections.

No objection subject to a condition in relation to foul drainage.

 CONSULTATIONS

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

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
With particular regard to paragraphs 8,14,17,47, 49, 55, 56-66, 109, 118,
120, 123, 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 

SNETTERTON P C -   
Snetterton Parish Council recommend approval of this application.

ENVIRONMENT AGENCY -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 

Not Applicable

 CIL / OBLIGATIONS
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Impact on quality of living;  loss of privacy and natural sunlight;  access is dangerous with already
one turning on the corner on which there have been several near misses;  problems with parking;
 there are already 800 houses being built in Attleborough so there is no lack of housing in the
area;  flooding;  land ownership.

1.0  The application is referred to Planning Committee at the request of the local Ward
Representation and as it is contrary to Policies DC.02 and CP.14 of the Breckland Core Strategy
2009. 

2.0  Principle of development

2.1  The application seeks consent for a pair of two storey semi-detached 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 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 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 and 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 Settlement Boundary
adjoins the site to both the east and west and there are residential dwellings to the east and west
and on the opposite side of the highway to the 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.  However, if Members are minded to approve the application, it would be

 ASSESSMENT NOTES
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appropriate that the time limits are reduced and this would be in accordance with other
applications in Breckland approved under the five year supply. 

2.8  With regard to whether this is a suitable location, Snetterton 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  Although located close to the A11, there are no local services or facilities in Snetterton and
there is a limited range of facilities provided in the nearest settlements of Shropham or Snetterton
Heath.  The potential future occupiers would need to travel to larger settlements to meet their
daily social, educational, retail and employment needs.  Accordingly, the opportunity for the
proposal to contribute to maintaining or enhancing the vitality of the existing rural community
would be limited. 

3.0  Design

3.1  The proposed pair of semi-detached cottages would be sited centrally within the plot.   Each
dwelling is provided with parking and turning space and entrance drive from the highway together
with an acceptable amount of amenity space.  The cottages would be of traditional construction
using red bricks under a pantiled roof.  It is considered that the proposed cottages are of an
acceptable design and appearance which would be in keeping with existing built form and which
would have an acceptable impact within the street scene having due regard to the context of the
site.  A condition requiring full details of the proposed materials to be submitted to and agreed in
writing by the Local Planning Authority would be appropriate. 

4.0  Amenity 

4.1  There would be one small first floor window in each of the western and eastern side facing
elevations which would serve en-suites.  A condition to ensure these windows are obscure glazed
and remain so is considered appropriate.  In summary, it is considered that the proposal would
not create any issues of overlooking and would have an acceptable impact with respect to
existing levels of amenity currently enjoyed by neighbouring properties.  

5.0  Trees and Landscaping

5.1  It is proposed to retain the existing laurel hedge to the front and western boundary and to
erect a close boarded fence with hedge on the eastern boundary.  The northern boundary is
proposed to remain open.  A condition requiring full details of the proposed boundary treatments
to be submitted and approved by the Local Planning Authority is considered appropriate.   

6.0  Highways
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Refusal of Planning Permission

3047
9900
2002
2009

On basis of submitted plans
Unsustainable location
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

6.1  Each dwelling would be provided with a separate access from the highway to the south.
Following the receipt of a revised drawing indicating 2.4 m x 43 m visibility to either side of each
access and showing the extent of forward visibility between each access and the bend, Norfolk
County Council Highways have raised no objections subject to conditions.

7.0  Contaminated Land

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

8.0  Conclusion

8.1  Whilst a development of two dwellings would make a small contribution towards an
acknowledged 5 year housing land supply shortage, the site is in a location remote from facilities
and services and would bring limited benefit to the local economy. Refusal is therefore
recommended for the following reason:

8.2  The proposal is remote from local service centre provision conflicting with the aims of
sustainable development, the need to minimise travel and the ability to encourage walking,
cycling, use of public transport and reduce the reliance on the private car as represented in
national and local policy.  The application is in an unsustainable location and would bring limited
economic and social benefits to the area.  The harm due to the unsustainable location of the site
would significantly and demonstrably outweigh the benefits of the proposal.


